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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Florida Conference Association of 
Seventh-Day Adventists

FLU Category: Neighborhood Mixed-Use-4 (3)
(NMU-4 (3))

Service Area: Urban

Site Acreage: 42.84 MOL

Community 
Plan Area: None

Overlay: None

Introduction Summary:
This application involves a major modification to PD 18-0296 for a 42.84-acre site located at 5585 E County Line Road 
within the NMU-4 (3) future land use category. The applicant requests to modify the approved entitlements by 
eliminating Parcels A and B and expanding the existing private school use across the entire site. The proposal increases 
the school’s maximum square footage from 125,000 sf to 135,000 sf and raises enrollment from 650 to 1,100 students, 
including 250 childcare, 375 elementary, 200 middle, and 275 high school students. Access will be reduced by 
eliminating three previously approved connections from Parcel B, while existing school accesses from E County Line 
Road will remain. 

Existing Approval(s): Proposed Modification(s):
Parcel A: Approved for a K-12 private school with up to 
650 students and 125,000 square feet of building area.
Parcel B: Approved for a nursing home, medical office, 
and/or adult day care center with up to 200,000 
square feet of building area.

Remove Parcel A and B; consolidate site under one school 
use.

School Building area of 125,000 sf. Increase school building area from 125,000 sf to 135,000 
sf.

Enrollment of 650 students Raise enrollment from 650 to 1,100 students.

Parcel B has three access points. Eliminate three access points; keep only E County Line 
Road access.

Additional Information:

PD Variation(s): None Requested as part of this application

Waiver(s) to the Land Development Code: None Requested as part of this application

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 

Context of Surrounding Area: 
 
The 42.84-acre property is located at 5585 E. County Line Road. The property is within the Urban Service Area and 
is not within the limits of any adopted community plan. The surrounding area is predominantly residential with a 
mix of single-family and multi-family development, along with limited office and utility uses. To the north across 
County Line Road is a vacant parcel zoned PD, approved for Business Professional Office uses. Adjacent to the south 
and west, within the City of Tampa, is the Grand Hampton community, which consists of single-family and multi-
family residential development. To the east across Royal Hampton Drive is a 48-acre parcel owned by Tampa Bay 
Water, utilized for utility purposes. While the predominant land use is residential, the NMU-4 Future Land Use 
category allows for neighborhood commercial and office uses to serve surrounding residential neighborhoods. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

 

 

Subject Site Future Land Use Category: Neighborhood Mixed-Use-4 (3) (NMU-4 (3)) 

Maximum Density/F.A.R.: 3-4 du/ga; 0.25 FAR/0.35 FAR 

Typical Uses: 
Agricultural, residential, neighborhood commercial, office uses, research 
corporate park uses, multi-purpose and clustered residential and/or 
mixed-use projects. Office uses are not subject to locational criteria. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

 

Location: 

 

Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

 

Allowable Use: 

 

Existing Use: 

 
North 

 
PD 05-1100 

 
 

0.20 F.A.R.  
 

 
Business 
Professional 
Office  

 
Vacant 

South City of 
Tampa  

(PD-A) 

City of Tampa  

 

Single-Family and Multi-
Family Development 

Single-Family and 
Multi-Family 
Development 

 
East 

 
AS-1 

 
1 du/ga 

 
Single-Family 

Residential/Agricultural 

 
Owned by Tampa 
Bay Water for 
Utility Purposes 

 
West 

 
City of 
Tampa  
(PD-A) 

 
City of Tampa 

 
Single-Family and 
Multi-Family 
Development 

Single-Family and 
Multi-Family 
Development 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.5.1 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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2.5.2 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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2.5.3 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

County Line Rd. 
County 
Arterial - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other - TBD 

 Choose an 
item. 

Choose an item. Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an 
item. 

Choose an item. Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation  Not applicable for this request 
 Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 1,989 549 203 
Proposed 3,908 961 400 
Difference (+/-) (+) 1,919 (+) 412 (+) 197 
*Trips reported are based on gross external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X Pedestrian & 
Vehicular 

None Meets LDC 

South  None None Meets LDC 
East  None None Meets LDC 
West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 

County Line Rd./ Substandard Rd. Administrative Variance 
Requested 

Approvable 

 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY      
 

 Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

Wetlands Present 

Environmental Services  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Natural Resources Yes 
  No 

Yes 
No 

Yes 
 No 

 

Check if Applicable: 
 Wetlands/Other Surface Waters         
 Wellhead Resource Protection Area            
 Surface Water Resource Protection Area  

 Potable Water Wellfield Protection Area 
 Coastal High Hazard Area 
 Urban/Suburban/Rural Scenic Corridor 
 Other: Significant Wildlife Habitat 

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

 Design Exc./Adm. Variance Requested  
 Off-site Improvements Provided   

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

Service Area/ Water & Wastewater 
Urban       City of Tampa  
Rural        City of Temple Terrace  

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

Hillsborough County School Board  
Adequate     K-5  6-8   9-12    N/A 
Inadequate  K-5  6-8   9-12    N/A 

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees  
School Uses (Per student mobility)   
Elementary                                       Middle                                            High  
Mobility: $831 * 251 = $213,567  Mobility: $954 * 80 = $76,320  Mobility: $118,085 
Total Mobility: $407,972 
(Per 1,000 sq ft fire, irrelevant of student level) 
Fire: $95.00 * 10 = $9,500        

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  

 Meets Locational Criteria       N/A 
 Locational Criteria Waiver Requested 
 Minimum Density Met            N/A 

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 

See Planning 
Commission Report 
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5.0 IMPLEMENTATION RECOMMENDATIONS

5.1 Compatibility

The request seeks to increase the approved school square footage from 125,000 sq ft to 135,000 sq ft and increase 
enrollment from 650 to 1,100 students, consolidating prior Parcel A and Parcel B boundaries into a unified campus. 
The student mix will include childcare, elementary, middle, and high school levels. These changes remain compatible 
with the surrounding area given that the use is long-established, educational in nature, and surrounded by residential 
neighborhoods that the school serves.

The proposal removes three previously approved access points, including the one from Royal Hampton Boulevard, 
leaving only the existing school entrances. Reducing these access points will help minimize traffic conflicts with nearby 
neighborhoods.

The current PD 18-0296 already permits educational and institutional uses on the property. The expansion of the 
school and consolidation of the campus represent a natural extension of the approved use and continue to serve the 
community’s educational needs. The surrounding neighborhood will continue to benefit from convenient access to an 
established K-12 educational facility.

Therefore, the modification of PD 18-0296 to allow for expanded school square footage and increased enrollment to 
1,100 students is consistent with the existing zoning pattern and the general development pattern of the area.

Based upon the above, staff finds the proposed modification to be compatible with the surrounding properties and in 
keeping with the general development pattern of the area.

5.2 Recommendation

Approvable, subject to proposed conditions.

Zoning Administrator Sign Off: 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL. 
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.
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6.0 PROPOSED CONDITIONS 
 
Requirements for Certification:  
 
Prior to PD site plan certification, the developer shall revise the PD site plan to: 
 
1. Revise the number of pages on page one to 1 of 3. 
 
Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
March 3, 2026. 
 
1. Development of the planned development shall be limited to the following: 
 

1.1 Parcel A: A 650-student private school for grades K-12, and AS-1 uses.; 
 
1.2 A private school for grades K-12, consisting of the following: 
 
1.2.1  A maximum of 375 students in grades K-5; 
1.2.2  A maximum of 200 students in grades 6-8; and, 
1.2.3 A maximum of 275 students in grades 9-12. 
Parcel B: Community Residential Home {Type C), nursing home, medical office and/or adult day 

care center uses. No free-standing medical office use shall be permitted. 
1.2.4 A child care center with a maximum of 250 students, within a maximum of 15,000 

square feet, and shall be located within a structure proximate to the child care center 
drop-off and pick-up area.  For the purposes of assessing parking and other applicable 
requirements at the time of site/construction plan review, those areas which are used by 
both the child care facility and private school (or are used solely by the child care 
facility) shall be counted as child care center square-footage. 

 
 
2. Development of the planned development shall be limited to a maximum F.A.R. of 0.25 0.08 and 

maximum density of 4 units per acre in accordance with the Environmentally Sensitive Land Credits 
requirement of the Comprehensive Plan. Individual sites within the planned development may be 
developed with a net F.A.R. or density in excess of 0.25 FAR and 4 units per acre provided that it can 
be documented at site development that the overall planned development does not exceed this 
requirement. 

 
3. Parcel A The subject site shall be developed in accordance with the following: 
 

3.1  The maximum square footage shall be 135,000 125,000 square feet. 
 
3.2 Buildings, parking areas and unlighted playfields shall be located where shown on the general 

site plan within Parcel A's the depicted envelopes. 
 
3.3 A 90 93 -100 foot setback shall be provided along the southern boundary of Parcel A the subject 

site, as depicted on the general site plan. 
 
3.4  All structures shall meet AS-1 zoning district development standards, unless otherwise noted. 
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3.5  All playfields shall be unlighted and located within the Parcel A envelope depicted on the general 

site plan. 
 
3.6  The applicant shall submit a traffic analysis as part of the site development process for Parcel A. 

If warranted, the applicant will be required to construct a westbound left turn lane at Parcel A's 
the eastern driveway. 

 
4. Parcel B shall be developed in accordance with the following: 
 Regarding project site access improvements: 
 

4.1  Parcel B shall be permitted for a maximum of up to 330 beds for a Community Residential Home 
and a maximum of up to 200,000 square feet for a nursing home, medical office and/or adult day 
care; however, any development of a combination of these uses shall be adjusted accordingly 
from these maximums to ensure that the overall PD does not exceed an FAR of 0.25 and a density 
of 4 units per acre (utilizing the Environmentally Sensitive Land Credit). No free-standing 
medical office use shall be permitted. 

 
4.1 Unless otherwise approved through the Design Exception process at the time of site/construction 

plan with the next increment of development, the developer shall lengthen the westbound to 
southbound left turn lane at the project entrance as indicated in an approved traffic study or to a 
length of 585 feet, whichever is greater.   

 
4.2 If requested by Hillsborough County at the time of plat/site/construction plan review, the 

applicant shall conduct an abbreviated and/or full signal warrant analysis to determine if traffic 
signal(s) are warranted at the project access connection(s).  If found to the warranted, the 
applicant shall be responsible for installation of the traffic signal(s). 

 
4.2  A minimum front yard setback (north and east Parcel B boundaries) of 30 feet shall be provided 

for all buildings located within Parcel B. 
 
4.3. A minimum side yard setback (south and west Parcel B boundaries) of 20 feet shall be provided 

for all buildings located within Parcel B. 
 
4.4  The maximum building height shall be 50 feet for all buildings within Parcel B. No additional 

setback for buildings over 20 feet in height shall be required. 
 
4.5  A 20 foot wide buffer with Type B screening shall be provided along the western and southern 

Parcel B boundaries (exclusive of any wetland areas). 
 
4.6  Community Residential Homes (Type C) shall be designed and built to appear as similar to a 

residential structure as possible. Various residential styles may be provided, subject to the review 
and approval of Development Services staff. Should the developer provide a traditional design 
elevation, a residential style can be achieved by utilizing one or more of the following: a pitched 
roof, facades with windows, windows with internal or exterior mullions and architecturally 
finished facades (paint shall not constitute an architectural finish).  Should the developer provide 
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a modern design elevation, a residential style can be achieved by utilizing one or more of the 
following: flat or slanted roof lines with or without broad roof overhangs, use of expansive glass 
windows, vertical and/or horizontal pattern changes or projections on the façade, and window 
overhangs or Bahama shutters. 

 
4.7 The applicant shall submit a traffic analysis as part of the site development process. If warranted, 

the applicant will be required to construct site access improvements. 
 
4.8 The developer shall construct a minimum 5-foot wide sidewalk along its Parcel B County Line 

Road frontage, as well as a minimum 5-foot wide sidewalk connection between the proposed 
use(s) and the sidewalks along its County Line Road and Royal Hampton Boulevard frontages. 
The provision of a sidewalk along County Line Road has been identified as a Critical Design 
Feature (see condition 5). 

 
5.  Compliance with Comprehensive Plan Policy 19.1 (Mixed Use Plan Categories) shall be achieved by 

the connection of Parcel A's development and Parcel B's development withPrior to or concurrent with 
the next increment of development, the developer shall install a minimum 5 5-foot foot-wide sidewalk 
(or boardwalk if needed due to wetlands and approved by the County during the site/construction plan 
process) along the entirety of the parcel’s County Line Road frontage. This condition is identified as 
Critical Design Feature. Any changes to this condition is considered a Major Modification and shall be 
reviewed in accordance with the procedures in land Development Code Section 10.03.00. 

 
6. Notwithstanding the access points depicted on the general site plan, the presence and final location of 

driveways is subject to compliance with Section 6.04.07 of the Hillsborough County land Development 
Code, unless otherwise approved through the Section 6.Q4.02.B administrative variance process.The 
project shall be served by and limited to one (1) full access connection (i.e. the westernmost access 
connection) and one (1) exit-only access limited to eastbound existing movements only (i.e. the 
easternmost access connection).  Construction access shall be limited to those access connections shown 
on the PD site plan.  The developer shall include a note indicating same on each site/construction plan 
submittal. 

 
7. Annually, at the beginning of each school year during the fourth week of class, the developer (at its 

sole expense) shall conduct traffic monitoring to access the sufficiency of queuing both on-site and off-
site at the project access points. Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments. This annual monitoring requirement shall 
remain in effect for one (1) year beyond the time the total enrollment reaches 1,100 students. In the 
event that significant offsite queuing of vehicles at arrival or dismissal times is found, the school shall 
be required to submit corrective measures, which could include revised staggered start and ends times, 
staggered arrival/departure times and/or a revised onsite circulation plan to alleviate off-site queuing.  
Such revised plan shall be subject to review and approval by Hillsborough County Public Works.   
 

8. The school shall utilize the four (4) staggered arrival and dismissal times as shown on the Vehicle 
Queuing and Circulation Plan. 

 
9. If the facility is gated, all gates shall be open at least 1 hour before school start and dismissal times for 

each grade level. 
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10. Access management, vehicle queuing, and staff placement shall occur consistent with the Vehicle 
Queuing and Circulation Plan (Sheet 2 of 3). Modifications to these plans may be submitted in 
accordance with Condition 7, above, or as otherwise approved by the Hillsborough County Public 
Works and Development Services Departments.  No queueing stacking may occur on or along County 
Line Rd. and Royal Hampton Blvd., nor any other facility not identified as a queuing area on the 
Vehicle Circulation Plan. 
 

11. General parking and event parking shall be provided in accordance with the Event Parking Plan (Sheet 
3 of 3). Modifications to event parking plans shall be permitted, subject to review and approval of 
Hillsborough County Public Works. 

 
12. The child care facility and school shall not permit students to be dropped off outside of the school 

property, including along the property’s County Line Rd. and Royal Hampton Blvd. frontages.  In such 
instance, the child care center and school shall take all actions necessary to ensure such violation of the 
conditions of approval and/or Vehicle Circulation Plan are cured. 
 

13. If MM 26-0215 is approved, the County Engineer will approve a Section 6.04.02.B. Administrative 
Variance (dated January 2, 2026) which was found approvable by the County Engineer (on February 
13, 2025). Approval of this Administrative Variance will waive the County Line Rd. substandard road 
improvements required by Section 6.04.03.L. of the LDC. 

 
7.14. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary for 
the development as proposed will be issued, does not itself serve to justify any impact to wetlands, and 
does not grant any implied or vested right to environmental approvals. 

 
8.15. The construction and location of any proposed wetland impacts are not approved by this correspondence, 

but shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed 
in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to 
accomplish reasonable use of the subject property. 

 
9.16. Prior to the issuance of any building or land alteration permits or other development, the approved 

wetland I other surface water {OSW) line must be incorporated into the site plan. The wetland/ OSW 
line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as 
"Wetland Conservation Area" pursuant to the Hillsborough County land Development Code (LDC). 

 
10.17. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending 

formal agency jurisdictional determinations of wetland and other surface water boundaries and approval 
by the appropriate regulatory agencies. 

 
11.18. An evaluation of the property identified mature trees warranting preservation. The applicant is 

encouraged to consult with staff of the Natural Resource Unit for design input addressing these trees 
prior to submittal of preliminary plans through the land Development Code's Site Development or 
Subdivision process. 

 



APPLICATION NUMBER: MM 26-0215 
ZHM HEARING DATE: April 27, 2026 
BOCC LUM MEETING DATE: June 9, 2026 Case Reviewer: Chris Grandlienard, AICP   

  

Page 16 of 45 

12.19. Wetlands or other surface waters are considered Environmentally Sensitive Areas and are subject to 
Conservation Area or Preservation Area setbacks. A minimum setback must be maintained around these 
areas which shall be designated on all future plan submittals and where land alterations are restricted. 

 
13. An evaluation of the property identified the potential existence of significant wildlife habitat as 

delineated on the Hillsborough County Significant Wildlife Habitat Map. The potential for upland 
significant wildlife habitat within the boundaries of the proposed application shall require the site plan 
to identify its existence by type (mesic or xeric) and location and how the Land Development Code 
preservation and/or mitigation provisions for upland significant wildlife habitat will be addressed. 

 
14.20. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the 

Land Development Code (LDC) regulations, the more restrictive regulation shall apply, unless 
specifically conditioned otherwise. References to development standards of the LDC in any stated 
conditions shall be interpreted as the regulations in effect at the time of preliminary site plan/plat 
approval. 

 
21.  Approval of this petition by Hillsborough County does not constitute a guarantee that Natural Resources 

approvals/permits necessary for the development as proposed will be issued, does not itself serve to 
justify any impacts to trees, natural plant communities or wildlife habitat, and does not 
grant any implied or vested right to environmental approvals. 
 

22. The construction and location of any proposed environmental impacts are not approved by this 
correspondence, but shall be reviewed by Natural Resources staff through the site and subdivision 
development plan process pursuant to the Land Development Code. 

 
23. The property is located within a Wellhead Resource Protection Area, Surface Water Resource 

Protection Area, and Potable Water Wellfield Protection Area.  The activities and uses in the portions 
of the property that are within the protection areas are subject to the associated protection area 
prohibitions set forth in LDC Part 3.05.00 and Chapter 62-521.400, Florida Administrative Code.  

 
24. In accordance with LDC Section 5.03.07.C,  the certified PD general site plan shall expire for the internal 

transportation network and external access points, as well as for any conditions related to the internal 
transportation network and external access points, if site construction plans, or equivalent thereof, have 
not been approved for all or part of the subject Planned Development within 5 years of the effective  date 
of the PD unless an extension is granted as provided in the LDC.  Upon expiration, re-certification of 
the PD General Site Plan shall be required in accordance with provisions set forth in LDC Section 
5.03.07.C. 
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7.0 ADDITIONAL INFORMATION  
 
Property Violation History 

Agency Number Violation Status 
Code Enforcement*    

 None current or 
pending 

   

 Violation(s)    
    
Building Code 
Compliance* 

   

 None current or 
pending 

   

 Violation(s)    
    
    
Natural Resources*    

 None current or 
pending 

   

 Violation(s)    
    
EPC*    

 None current or 
pending 

   

 Violation(s)    
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8.0 SITE PLANS (FULL) 

8.1.1 Approved Site Plans (Full) 
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8.0 SITE PLANS (FULL) 

8.1.2 Approved Site Plans (Full) 
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8.0 SITE PLANS (FULL) 

8.2.1 Proposed Site Plan (Full) 
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8.0 SITE PLANS (FULL) 

8.2.2 Proposed Site Plan (Full) 
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8.0 SITE PLANS (FULL) 

8.2.3 Proposed Site Plan (Full) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: April 27, 2026

Report Prepared: April 16, 2026

Case Number: MM 26-0215

Folio(s): 32903.0010

General Location: South of East County Line 
Road, west of Bruce B Downs Boulevard, and east 
of Royal Hampton Boulevard and Interstate-75

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Neighborhood Mixed-Use-4(3) (NMU-4(3)) 

Service Area Urban

Community Plan(s) None

Rezoning Request Major Modification (MM) to Planned 
Development (PD) 18-0296 to increase the 
approved school square footage to 135,000 
square feet and a maximum of 1,100 students 
from pre-k to 12th grade

Parcel Size +/- 42.84 acres

Street Functional Classification Royal Hampton Boulevard – Local
East County Line Road – County Arterial
Bruce B Downs Boulevard – County Arterial
Interstate-75 – State Principal Arterial

Commercial Locational Criteria Not applicable

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Evacuation Area 
 

 
None 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The ±42.84-acre subject site is generally located south of East County Line Road, west of Bruce B Downs 
Boulevard, and east of Royal Hampton Boulevard and Interstate-75. The site is located within the Urban 
Service Area (USA) and is not within the limits of a Community Plan. The existing Planned Development 
(PD) 18-0296 is approved for a K-12 private school for up to 650 students and 125,000 square feet in Parcel 
A and a nursing home, medical office, and/or adult day care center up to 200,000 square feet in Parcel B. 
The site is currently developed with 56,700 square feet of school uses. The applicant is requesting a Major 
Modification (MM) to PD 18-0296 to increase the approved school square footage to 135,000 square feet 
and a maximum of 1,100 students from pre-k to 12th grade. Included in the request is also a children’s day 
care center, with up to 250 students, that will be a part of the total square footage of the school building. 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Neighborhood Mixed-Use-

4(3) 

 
PD  Public/Quasi-Public  

North 
Neighborhood Mixed-Use-

4(3) 
 

PD + AS-1   Vacant  

South 

Suburban Mixed-Use-3 + 
Major Environmentally 
Sensitive Areas (Tampa 

FLUs) 
 

PD-A (Tampa)  
Public/Quasi-Public + 

Single-Family Residential + 
HOA/Common Property 

 

East 

Neighborhood Mixed-Use-
4(3) +  Suburban Mixed-

Use-3 & Major 
Environmentally Sensitive 

Areas (Tampa FLUs) 
 

AS-1 + PD-A (Tampa)  
Public/Quasi-Public + 

Single-Family Residential 
+ HOA/Common Property 

 

West 

Neighborhood Mixed-Use-
4(3) +  Suburban Mixed-

Use-3 & Major 
Environmentally Sensitive 

Areas (Tampa FLUs) 
 

AS-1 + PD-A (Tampa)  Public/Quasi-Public + 
Single-Family Residential  
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There will be a total proposed maximum of 250-day care students, 375 elementary students, 200 middle 
school students, and 275 high school students. Additionally, Parcel A and Parcel B will be eliminated. The 
uses of a nursing home, medical office, and/or adult day care center originally approved in PD 18-0296 for 
Parcel B will be removed. The site is within the Neighborhood Mixed-Use-4(3) (NMU-4(3)) Future Land 
Use category, which is intended for urban/suburban in intensity and density of uses. Rezonings are 
approved through a site planned controlled rezoning district. In order to protect on-site upland habitat 
and sensitive wetland systems, a project may be required to preserve up to fifty percent open space.  
 
The site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use Section 
(FLUS), at least 80 percent of new population growth is to be directed. FLUS Objective 3.1 states that all 
new developments should recognize the existing community and be designed in a way that is compatible 
with the established character of the surrounding neighborhood. 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 existing use on the site is currently a K-12 private school designated as 
public/quasi-public land. The Hillsborough County border with Pasco County is to the north of the subject 
site, across East County Line Road. There are additional public/quasi-public uses surrounding the site to 
the west, south, and east. Also to the east is the Lake Bridge Water Treatment Plant, and to the south and 
east, the property is owned by the Grand Hampton Community Development District (CDD). There are 
also single-family residential homes and HOA/common property surrounding the site, with multi-family 
uses further east. FLUS Policy 3.1.2 requires gradual transitions of intensities and densities between 
different land uses to 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. There are significant 
buffers that naturally exist on all sides of the development in the forms of wetlands, forestry, and 
stormwater ponds. The use itself, as well as the addition of square footage, should not disrupt the nearby 
residential uses, as there are adequate mitigation measures with the natural buffering and screening that 
are in place already consistent with policy direction related to compatibility.  
 
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. As outlined in FLUS Policy 2.2.1, Table 2.2 contains a 
description of the character and intent permitted in each of the Future Land Use categories. The subject 
site is within the Neighborhood Mixed-Use-4(3) (NMU-4(3)) Future Land Use category, allowing for the 
consideration of agricultural, residential, neighborhood commercial, office uses, research corporate park 
uses, multi-purpose and clustered residential and/or mixed-use projects. There is additional NMU-4(3) to 
the north of the site right below the county border, as well as to the east of the site. To the south is 
designated as the City of Tampa with Future Land Use categories including Major Environmentally 
Sensitive Areas (ESA) and Suburban Mixed-Use-3 (SMU-3). The NMU-4(3) category permits up to 4 
dwelling units per gross acre, with some areas being limited to 3 dwelling units per gross acre in certain 
environmentally sensitive areas, and a maximum Floor Area Ratio (FAR) of 0.35. FLUS Policy 2.3.9 outlines 
the environmentally sensitive land density calculation. Density and FAR calculations for properties that 
include wetlands will comply with the calculations and requirements for determining density/intensity. 
For this intensity credit, wetlands shall exclude land below the mean high-water line, include conservation 
and preservation areas, and include wetlands associated with man-made water bodies as defined. Density 
and floor area ratio calculations for properties with 25% or greater wetlands and/or man-made water 
bodies (including borrow pits) shall be subject to an environmentally sensitive land calculation. Upland 
acreage of the site multiplied by 1.25 yields the base acreage for the density calculation. That acreage is 
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then multiplied by the maximum intensity/density of the Future Land Use Category. With the site having 
a total of 27% wetlands and 31.09 upland acres, the total non-residential square footage permitted on 
the site is  592,497 square feet (31.09 ac x 1.25 = 38.86 x 43,560 = 1,692,850 sq ft x 0.35 FAR = 592,497 sq 
ft). The total square footage proposed for this development with the expansion is 135,000 square feet, 
which is well within the maximum permitted intensity for the site. The request therefore is consistent 
with FLUS Objective 2.2, FLUS Objective 2.3, and their 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). Transportation did 
not object to the proposed request; therefore, the subject site meets the intent of FLUS Objective 4.1, 
FLUS Policy 4.1.1 and FLUS Policy 4.1.2. 
 
FLUS Objective 4.2 states that all development in the mixed-use categories shall be integrated and 
interconnected to each other. Specifically, FLUS Policy 4.2.1 declares that projects proposed in all mixed-
use plan categories are required to develop with a minimum of two land uses within a single building or 
within a single project in separate buildings. Requirements for two (2) land uses will apply to properties 
10 acres or greater in the RMU-35, UMU-20 and CMU-12 land use categories and to properties 20 acres 
or greater in the SMU-6 and NMU-4 land use categories. As the property is greater than 20 acres and is 
within the NMU-4(3) category, this policy applies to the request. For primarily non-residential projects, at 
least 10% of the total building square footage in the project needs to be used for uses other than the 
primary use. The land uses that may be included in a mixed-use project include retail commercial, office, 
light industrial, residential, residential support uses, and civic uses provided that the use is permitted in 
the land use category. While the request is eliminating the original secondary uses on the site, a mix of 
uses is being satisfied by proposing the K-12 school as well as the child’s day care center and is therefore 
meeting this requirement for the mixed-use policy. Additionally, FLUS Policy 4.2.5 encourages the 
development of childcare facilities in conjunction with both residential and employment generating 
activities in projects located in the mixed-use categories. As an incentive to have these facilities provided 
within residential or employment generating projects, childcare facilities will not count towards a project’s 
overall density or intensity calculations; in order to utilize this incentive, the project must utilize a site 
plan-controlled zoning district.  
 
FLUS Objective 4.4 and FLUS Policy 4.4.1 require new development to be compatible to the surrounding 
neighborhood. In this case, the surrounding land use pattern consists primarily of public/quasi-public uses 
and residential uses. With the use being a private K-12 school and having significant natural buffers, the 
proposed Major Modification to the site would be compatible with the surrounding neighborhood and 
existing land use pattern of the area. According to FLUS Objective 4.6, certain non-residential land uses, 
including but not limited to residential support uses and public facilities, shall be allowed within residential 
neighborhoods to directly serve the population. These uses shall be located and designed in a manner to 
be compatible with the surrounding residential development pattern. FLUS Policy 4.6.1 clarifies that 
residential support uses (childcare centers, adult care centers, churches, etc.) is an allowable land use in 
any of the residential, commercial and industrial land use categories. The facility shall be of a design, 
intensity and scale to serve the surrounding neighborhood or the non-residential development in which 
it occurs, and to be compatible with the surrounding land uses and zoning. With the use of the site being 
a school and day care, as well as being compatible with the surrounding existing uses, the request is 
consistent with these policies.  
 
FLUS Objective 6.1 emphasizes the importance of encouraging growth that is both sustainable and 
resilient while protecting environmentally sensitive resources. Specifically, FLUS Policy 6.1.1 states to 
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regulate land development to protect the attributes, functions and amenities of the natural environment. 
It also states to continue to review, amend and implement land development regulations to ensure the 
protection of the attributes, functions and amenities of the natural environment under all projected 
growth scenarios. On the subject site, there are wetlands and significant wildlife habitats. It is also within 
the Wellhead Resource Protection Area (WRPA) Zone 2, as well as partially within the Surface Water 
Resource Protection Area (SWRPA). The requested Major Modification (MM) has been reviewed by 
multiple agencies including the Natural Resources Department (NR), the Environmental Services Division 
(EVSD), and the Environmental Protection Commission (EPC). After several of the agency’s comments 
were addressed by the applicant, there were no objections to the request. In the Environmental and 
Sustainability Section (ESS) of the Comprehensive Plan, ESS Objective 3.8 encourages the management of 
flora, fauna, and uplands to ensure a healthy, functioning environment, economy, and quality of life. ESS 
Policy 3.8.1 specifically calls for the protection and conservation of Significant Wildlife Habitat and to 
ensure a no net loss of Essential Wildlife Habitat. ESS Policy 3.8.4 emphasizes the importance of continuing 
to apply adopted criteria, standards, methodologies, and procedures that require the development and 
implementation of management plans for Significant or Essential Wildlife Habitat determined to provide 
particularly valuable and manageable habitat qualities. Accordingly, Planning Commission staff support 
this proposal based upon the aforementioned policy direction.  
 
In the One Water Section (OWS) of the Comprehensive Plan, Policy 1.3.9 states to review, update, and 
maintain regulations, criteria, standards, methodologies and procedures for new development and 
redevelopment within WRPAs and SWRPAs. Such regulations, etc. shall be designed to prevent potential 
degradation of public potable water supplies. OWS Policy 1.3.10 focuses on protecting existing and 
planned future sources of public potable supply through the identification of prohibited activities in 
WRPAs and SWRPAs, as established in the Land Development Code (LDC) or other regulatory documents. 
The Environmental Services Division (ESD) reviewed the proposed rezoning request and provided 
comments. The review comments indicate that there are prohibitions and restrictions set forth in LDC 
Part 3.05.00 that are applicable to the portions of the properties located within the respective protection 
areas. The application of those Regulated Substances used as pesticides, herbicides, fungicides, and 
rodenticides in recreation, agriculture, pest control, and aquatic weed control activities shall be exempt 
from the provisions of LDC Part 3.05.00 provided that the criteria outlined by the Environmental Services 
Division are being met.  
 
Overall, staff finds that the proposed request allows for uses that can be considered in the Neighborhood 
Mixed-Use-4(3) (NMU-4(3)) Future Land Use category and is compatible with the existing development 
pattern found within the surrounding area. The proposed Major Modification 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.  
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
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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. 
 
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, that establish permitted land uses and maximum densities and 
intensities.  
 
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. 
 
Density and Intensity Bonuses 
 
Policy 2.3.9: Density and FAR calculations for properties that include wetlands will comply with the 
following calculations and requirements for determining density/intensity. Wetlands shall:  

 Exclude land below the mean high water line  
 Include conservation and preservation areas  
 Include wetlands associated with man-made water bodies as defined (including borrow pits).  

Density and floor area ratio calculations for properties with 25% or greater wetlands and/or man-made 
water bodies (including borrow pits) shall be subject to an environmentally sensitive land calculation. 
Upland acreage of the site multiplied by 1.25 yields the base acreage for the density calculation. That 
acreage is then multiplied by the maximum intensity/density of the Future 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 3.1.2: 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 
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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. 
 
Mixed-Use Land Use Categories  
 
Objective 4.2: All development in the mixed-use categories shall be integrated and interconnected to each 
other. 
 
Policy 4.2.1: Projects proposed in all mixed-use plan categories shall be required to develop with a 
minimum of two land uses within a single building or within a single project in separate buildings in 
accordance with the following:  

 Requirements for two (2) land uses will apply to properties 10 acres or greater in the RMU-35, 
UMU-20 and CMU-12 land use categories and to properties 20 acres or greater in the SMU-6 and 
NMU-4 land use categories.  

 For primarily non-residential projects, at least 10% of the total building square footage in the 
project shall be used for uses other than for the primary use. 

 The mix of uses may be achieved by utilizing off-site uses of a different type located within ¼ mile 
of the project, on the same side of the street of a collector or arterial roadway connected by a 
continuous pedestrian sidewalk.  

 The land uses that may be included in a mixed-use project include: retail commercial, office, light 
industrial, residential, residential support uses and civic uses provided that the use is permitted in 
the land use category. Different housing types (multi-family, attached single-family or detached 
single-family) may be considered as separate/different uses.  

 These requirements do not apply within ½ mile of an identified Center or Connection (see Objective 
2.4) or when the project is exclusively industrial. 

 
Policy 4.2.5: Encourage development of child care facilities in conjunction with both residential and 
employment generating activities in projects located in the mixed-use categories. As incentive to have 
these facilities provided within residential or employment generating projects, child care facilities will not 
count towards a project’s overall density or intensity calculations; in order to utilize this incentive, the 
project must utilize a site plan controlled zoning district. 
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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 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
Neighborhood and Community Serving Uses 
 
Objective 4.6: Certain non-residential land uses, including but not limited to residential support uses and 
public facilities, shall be allowed within residential neighborhoods to directly serve the population. These 
uses shall be located and designed in a manner to be compatible with the surrounding residential 
development pattern. 
 
Policy 4.6.1: Residential support uses (child care centers, adult care centers, churches, etc.) is an allowable 
land use in any of the residential, commercial and industrial land use plan categories. The facility shall be 
of a design, intensity and scale to serve the surrounding neighborhood or the non-residential development 
in which it occurs, and to be compatible with the surrounding land uses and zoning. 
 
Objective 6.1: Encourage growth that is both sustainable and resilient while protecting environmentally 
sensitive resources. 
 
Policy 6.1.1: Regulate land development to protect the attributes, functions and amenities of the natural 
environment. Continue to review, amend and implement land development regulations to ensure the 
protection of the attributes, functions and amenities of the natural environment under all projected growth 
scenarios. 
 
ONE WATER SECTION 
 
Policy 1.3.9: Review, update, and maintain regulations, criteria, standards, methodologies and procedures 
for new development and redevelopment within WRPAs and SWRPAs. Such regulations, etc., shall be 
designed to prevent potential degradation of public potable water supplies. 
 
Policy 1.3.10: Protect existing and planned future sources of public potable supply through the 
identification of prohibited activities in WRPAs and SWRPAs, as established in the Land Development Code 
(LDC) or other regulatory documents. 
 
ENVIRONMENTAL AND SUSTAINABILITY SECTION 
 
Objective 3.8: Manage flora, fauna, and uplands to ensure a healthy, functioning environment, economy, 
and quality of life. 
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Policy 3.8.1: Protect and conserve Significant Wildlife Habitat and ensure a no net loss of Essential Wildlife 
Habitat. 
 
Policy 3.8.4: Continue to apply adopted criteria, standards, methodologies, and procedures that require 
the development and implementation of management plans for Significant or Essential Wildlife Habitat 
determined to provide particularly valuable and manageable habitat qualities. 
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