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Applicant: Ebla Capital, LLC

FLU Category: R-4 and R-9 

Service Area: Urban

Site Acreage: 13.41

Community 
Plan Area: Valrico

Overlay: SR 60 Overlay

Introduction Summary:
The applicant seeks to rezone four parcels zoned Commercial General (CG) and Residential Single-Family Conventional 
(Mobile Home) [RSC-6(MH)] to a Planned Development (PD) to allow for the development of 340 multi-family 
dwellings. The developer is in the process of concurrently changing the future land use designation through 
Comprehensive Plan Amendment CPA 21-19. The developer intends to amend the comprehensive plan future land 
use designations from Residential-4 (RES-4) and Residential-9 (RES-9) to Residential-20 (RES-20), and utilize a 
residential density bonus for infill development in order to achieve the 25.36 dwelling units per acre allowable density.

Zoning: Existing Proposed
District(s) CG RSC-6(MH) PD

Typical General Use(s)
General Commercial, 
Office and Personal 

Services

Single-Family Residential 
(Conventional/Mobile 

Home)
Multi-Family Residential

Acreage 2.36 11.05 13.41

Density/Intensity 0 Units /0.27 FAR 6.22 units per acre/0.0 FAR 25.36 units per acre

Mathematical Maximum* 27,802 sf 66 dwelling units 340 dwelling units
*number represents a pre-development approximation 

Development Standards: Existing Proposed
District(s) CG RSC-6(MH) PD
Lot Size / Lot Width 10,000 sf / 75’ 7,000 sf / 70’ 13.41 Ac. / NA

Setbacks/Buffering and 
Screening

50’ Front
50’ Rear
15’ Sides

25’ Front
25’ Rear
7.5’ Side

20’ Front
10’ Rear
5’ Sides

Height 50’ 35’ 60’* 

Additional Information:

PD Variation(s) LDC Part 3.14.06 (Landscaping/Buffering)
Reduce the required street frontage buffer from 30 feet to 10 feet.

Waiver(s) to the Land Development Code

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 site wraps around a multi-tenant office building located at the southwest corner of the State Road 60 and S. 
Mulrennan Road intersection. The adjacent properties are an auto salvage and repair business to the west, multi-
family and single-family across the railroad right-of-way to the south, a 132-acre mobile home park, and a gas station 
with convenience store across S. Mulrennan Road to the east, and the properties to the north of State Road 60 consists 
of a mix of residential and commercial uses. The State Road 60 right-of-way is approximately 182 feet wide, the right-
of-way for S. Mulrennan Road varies from 52 to 55 feet wide, and the abutting railroad right-of-way to the south is 
100 feet wide. 

The surrounding area is experiencing a significant level of redevelopment. Recent development activity within ½ of a 
mile of the site includes a gas station with convenience store to the east in 2015, a 200-unit apartment project to the 
west constructed in 2017, a townhome community with 206 dwellings to the west completed in 2015, the Taho Woods 
Single-Family development in 2018, and three other residential subdivisions since 2002. The undeveloped properties 
to the northwest are part of a PD that allows for major motor vehicle repair and Commercial, Neighborhood (CN) uses. 
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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: The applicant is seeking a Comprehensive Plan amendment to change the 
future land use designations from Res-4 and Res-9 to Res-20.  

Maximum Density/F.A.R.: The maximum density is 20 dwelling unit per acre. The density bonus for 
infill development would allow up to 35 dwelling units per acre. 

Typical Uses: 
Residential, neighborhood commercial, office uses, multi-purpose projects 
and mixed use developments. Non-residential uses shall meet established 
locational criteria for specific land use. 
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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 

RSC-6 (MH) 6 DU/Ac. Single-family, conventional Residential, single 
family 

CG 0.27 F.A.R. Retail, office and professional services Contractor office 

CI 0.30 F.A.R. Intensive commercial activities and 
services Motor vehicle repair 

Northeast 
(abutting 

NE corner) 

CG 0.27 F.A.R. Retail, office and professional services Multi-tenant office 

RSC-6(MH) 6 DU/Ac. Single-family, conventional Vacant 
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Adjacent Zoning and Uses (Continued) 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

South 
RSC-6(MH) 6 DU/Ac. Single-family, conventional Residential, single-

family 

PD 15 DU/Ac. Multi-family, conventional Residential, multi-
family 

East  

CI 0.30 F.A.R. Intensive commercial activities and 
services 

Convenience store 
with gas 

AS-1 1 DU/ Ac/ Agricultural, single-family and mobile 
home Vacant 

PD-MU 902 Single family mobile 
homes or RV spaces 

Mobile home and recreational vehicle 
park 

Mobile home and RV 
park 

West M 0.75 F.A.R. 
Manufacturing, processing, 

assembling, intensive commercial, and 
other industrial 

Motor vehicle repair 
and salvage 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

SR 60 
FDOT Principal 
Arterial - 
Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

S. Mulrennan Rd. 
County 
Collector - 
Urban 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 5,105 195 147 
Proposed 1,850 122 150 
Difference (+/1) -3,255 -73 +3 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X None None Meets LDC 
South  None None Meets LDC 
East X None Pedestrian Meets LDC 
West  Vehicular & Pedestrian None Meets LDC 
Notes: Shared access required to the west. 
 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
S. Mulrennan Rd./Substandard Roadway Design Exception Requested Approvable 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY      

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

 

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Conditions of approval 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

Check if Applicable: 
 Wetlands/Other Surface Waters 
 Use of Environmentally Sensitive Land 
 Credit 
 Wellhead Protection Area 
 Surface Water Resource Protection Area  

 Potable Water Wellfield Protection Area 
 Significant Wildlife Habitat  
 Coastal High Hazard Area 
 Urban/Suburban/Rural Scenic Corridor 
 Adjacent to ELAPP property 
 Other _________________________ 

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 See report 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Connection to 
County’s potable 
water and wastewater 
systems is required. 

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: Urban Mobility, Central Park/Fire - 340 Multi-Family Units 
(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 1-2 story) 
Mobility: $5,329 * 340 units    = $1,811,860 
Parks:      $1,316 * 340 units    = $    447,440 
School:    $3,891 * 340 units    = $1,322,940 
Fire:         $249 * 340 units        = $      84,660 
Total Multi-Family (1-2 story)  = $3,666,900 

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  
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5.0 IMPLEMENTATION RECOMMENDATIONS 
 
5.1 Compatibility  

The proposed multi-family development would be developed at a density of approximately 25.35 dwellings per acre 
in an area that generally area of single-family, multi-family, mobile homes and commercial uses. The property fronts 
State Road 60 to the north and S. Mulrennan Road to the east with proposed access to and from each roadway as 
well as cross access to the property to the west. The entire western property line abuts a 4.14 acre, Manufacturing 
(M) zoned property used as an auto repair and salvage yard. To the south, a 100-foot railroad right-of-way separates 
the property from multi-family and single-family uses. The property adjoining the northeast property lines of the 
site is zoned RSC-6 and CG and is developed as a one-story multi-tenant office building. Across S. Mulrennan Road 
to the East, the property is a mobile home park that is allowed to have up to 902 single-family mobile home or RV 
spaces. The southeast corner of the S. Mulrennan Road and State Road 60 intersection is a convenience store and 
gas station. To the north of State Road 60, the properties are a mix of commercial and residential. 

Staff finds the request will have minimal impact and finds the request compatible with the surrounding 
development. 

 
5.2 Recommendation 

Approvable, Subject to Conditions. 
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6.0 PROPOSED CONDITIONS  
Prior to PD Site Plan Certification, that applicant shall revise the PD General Site Plan to amend side setback 
requirements to state that the western property line minimum side setback is 20 feet, and all other minimum side 
setbacks shall be 5 feet. 

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
November 29, 2021. 

1. Development of the project shall proceed in strict accordance with the terms and conditions contained on the 
General Site Plan and in the land use conditions contained herein, and all applicable rules, regulations and ordinances 
of Hillsborough County. 

2. Development of the project shall be limited to 340 multi-family dwelling units. 

3. Building setbacks shall be as follows: 

Front: 20 feet 
Rear: 10 feet 
Sides: the western side setback shall be 20 feet, and all other side setbacks shall be 5 feet. 

4. The maximum building heights shall be 60 feet. The additional setback of 2 feet for every 1 foot over 20 feet in height 
shall not apply. 

5. Buffering and screening requirements shall be as follows. 

North property line buffer (abutting State Road 60): 30 feet in accordance with LDC Section 3.14.06 
North property line buffer (non-abutting State Road 60): 0 buffer 
West property line buffer: 10-foot Type “A” 
South property line buffer: 0 buffer 
East property line buffer (abutting S. Mulrennan Road): 0 buffer 
East property line buffer (non-abutting S. Mulrennan Road): 0 buffer 
Off-street vehicular use areas shall be buffered in accordance with Section 6.06.04 of the LDC. 

6. The maximum building coverage of the project shall be 70%. The maximum impervious coverage of the project shall 
be 80%. 

7. If PD 21-1341 is approved, the County Engineer will approve a Design Exception (dated October 25, 2021) which was 
found approvable by the County Engineer (on December 2, 2021). Approval of this Design Exception will allow 
construction of a multi-use trail within and adjacent to Mulrennan Rd. right-of-way in lieu of the standard TS-4 and 
TS-7 typical sections, respectively, of the Hillsborough County Transportation County Technical Manual required by 
Section 6.02.07. of the LDC. The specific improvements shall include: 

Multi-Use Trail Segment A: The developer will construct within the right-of-way on the west side of Mulrennan Road, 
from SR 60 to approximately 500 feet south, an F type curb with an 11-foot multi-use path to the back of curb in lieu 
of the buffered bike lane, sod strip and 5- foot sidewalk required by the standard TS-4 typical section. 

Multi-Use Trail Segment B: The developer will construct adjacent to the west side of Mulrennan Road, from the 
terminus of Trail Segment A south to CSX right-of-way (+/- 800 feet), an 11-foot multi-use path in lieu of a 5-foot 
sidewalk and paved shoulder required by the standard TS-7 typical section. At time of construction permitting, an 
easement agreement or right of way dedication, whichever is acceptable to the County, will be made to convey 
public rights to the multi-use path. 

8. The project shall have one (1) restricted right-in/right-out access connection on SR 60 subject to approval by FDOT. 
9. The developer shall construct an eastbound right turn lane to serve the access connection on SR 60 subject to 

approval by FDOT. 
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10. The project shall have one (1) full access connection on S. Mulrennan Rd. 

11. The developer shall provide pedestrian access to folio# 85159.0200. 

12. The developer shall construct, with the initial increment of development, a pedestrian and vehicular shared access 
facility to serve the adjacent property to the west, folios#86160.0000, anywhere within the bounding boxes depicted 
in the site plan consistent with the LDC. The developer shall record in the Official Records of Hillsborough County a 
construction easement and any other easement necessary to permit the developer of adjacent property (within 
which the access is being shared) to construct and utilize the required the Shared Access Facility upon 
(re)development of the adjacent properties without further consultation. The design and location of all connections 
shall be subject to the review and approval of Hillsborough County. 

13. The project’s internal access driveways shall include ADA sidewalks connecting all residential units, the non-
residential parcel, amenity areas and all project access connections. 

14. Notwithstanding anything shown in the PD site plan or in the PD conditions to the contrary, pedestrian access shall 
be allowed anywhere within the project and along the project boundary consistent with the LDC. 

15. This site contains trees that may qualify as Grand Oaks as defined by the Land Development Code (LDC). All trees 
confirmed as a Grand Oak must be accurately located and labeled as such on the submitted preliminary plan through 
the Site Development Review process. Design efforts are to be displayed on the submitted preliminary plan to avoid 
adverse impacts to these trees. 

16. The planting of required trees shall be sensitive to overhead electric utility lines. Trees that exceed a mature overall 
height shall not be planted within 30 feet of an existing or proposed overhead electric utility line. 

17. 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. 

18. 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. 

19. If the notes and/or graphic 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 the above stated conditions shall be interpreted as 
the regulations in effect at the time of preliminary site plan/plat approval. 

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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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
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8.0 PROPOSED SITE PLAN (FULL) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



o

o



Trip Generation Analysis

*Net trip accounting for Internal Capture and Passer-by Trips.







Source: 2020 Hillsborough County Level of Service (LOS) Report

 









1 of 1 04/2020

__________________________________________________________________________________________________________________________ 

__________________________________________________________________________________________________________________________ 
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______________________________ ________________________________________________ 

_______________________________________________________ _______________________________ 

___________________________ 

____________________________ 

______ _______ 

_______________________ 
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400 North Tampa Street, 15th Floor, Tampa, FL 33602 
Ph: (813) 296-2595 

www.palmtraffic.com 

October 25, 2021 

Mr. Michael Williams, P.E. 
Hillsborough County  
Development Services Department 
Development Review Director 
County Engineer 
601 East Kennedy Boulevard, 20th Floor 
Tampa, Florida   33602 
 

RE: SR 60 and Mulrennan Road - SWC (21-1341)  
Design Exception – Mulrennan Road 
Palm Traffic Project No. T21086 

Dear Mr. Williams: 

The purpose of this letter is to provide justification for the design exception per Transportation 
Technical Manual (TTM) 1.7 to meet the requirements of the  Hillsborough County Land Development 
Code (LDC) Section 6.04.03.L (existing facility) in association with the proposed development of up 
340 multi-family dwelling units located south of SR 60 and west of Mulrennan Road, as shown in 
Figure 1.  This request is made based on our virtual meeting on October 11, 2021 with Hillsborough 
County staff. 

The project proposes to have one (1) full access to Mulrennan Road and one (1) right-in/right-out 
access to SR 60.  Mulrennan Road is identified in the Hillsborough County Comprehensive Plan as a 
collector roadway.  Mulrennan Road was identified during our meeting as a substandard road.  
Mulrennan Road has a posted speed limit of 40 mph with approximately 890 PM peak hour trip 
ends (approximately 7,700 daily trip ends).  The segment is broken into two parts, from the 
intersection of SR 60 south approximately 500 feet (Segment A) and from segment A south to the 
proposed project driveway (Segment B).  Segment A currently has 11-foot travel lanes, a 10-foot 
northbound left turn lane, 5-foot sidewalk on the east side and a 5 foot bike lane on the east side 
with F type curb on the east side in approximately 55 feet of right of way.  Segment B currently 
has 10-foot travel lanes in approximately 52 feet of right of way.   

This request is a design exception to the Hillsborough County Transportation Technical Manual for 
Mulrennan Road from SR 60 south to the proposed property boundary.  For Segment A, the 
requested exceptions to the TS-4 typical section and the justification are as follows: 

1. The existing ROW along Mulrennan Road is approximately 55 feet.  The typical TS-4 
section for an urban, two-lane undivided roadway requires a minimum of 74 feet 
(additional 10 feet for the left turn lane) of ROW with 11-foot lanes, 7-foot buffered 
bike lane, 5-foot sidewalk, 5-foot grass strip and F type curb.   

2. The request is to maintain the 11-foot travel lanes, 10-foot left turn lane, 5-foot bike 
lane on the east side and a 5-foot sidewalk on the east side.  However, on the west 
side of Mulrennan Road, the F type curb will be added and an 11-foot multi-use path 
will be added to the back of curb in lieu of the buffered bike lane, sod strip and 5-
foot sidewalk.  This will potentially require removal of several existing oak trees within 
the right of way.    
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Mr. Michael Williams, P.E. 
October 25, 2021 

Page 2 

400 North Tampa Street, 15th Floor, Tampa, FL 33602 
Ph: (813) 296-2595 

www.palmtraffic.com 

The proposed typical section is shown in Figure 2 and the proposed improvements are shown 
in Figure 3.   

For Segment B, the requested exceptions to the TS-7 typical section and the justification are as 
follows: 

1. The existing ROW along Mulrennan Road is approximately 52 feet.  The typical TS-7
section for a collector, two-lane undivided roadway requires a minimum of 96 feet of
ROW with 12-foot lanes, 8-foot shoulders (5-foot paved), open ditch drainage and a
5-foot sidewalk.  This approximately 800-foot section of Mulrennan Road has 10-foot
travel lanes and no bike lanes or sidewalk.

2. The request is to provide 10-foot lanes instead of 12-foot.  Based on Table 3-20 of
the Florida Green Book, the 10-foot travel lanes and turn lanes are identified as
acceptable.  In addition, on the west side, an 11-foot multi-use path is proposed to be
provided in lieu of the bike lane and sidewalk.  Due to ROW constraints and the existing
tree canopy along the west side, the multi-use path will be placed outside of the current
right of way.  No modifications to the east side of Mulrennan Road will be made due
to the limited right of way.

The proposed typical section is shown in Figure 2.  Please do not hesitate to contact us if you have 
any questions or require any additional information. 

Sincerely, 

Vicki L Castro, P.E. 
Principal 

______________________________________________________________________________ 

Based on the information provided by the applicant, this request is: 

_____________Disapproved____________Approved with Conditions ______________Approved 

If there are any further questions or you need clarification, please contact Sheida L. Tirado, P.E.  

Sincerely, 

Michael J. Williams 
Hillsborough County Engineer 

21-1341
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FIGURE 1. LOCATION MAP 
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FIGURE 2. PROPOSED TYPICAL SECTIONS 
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Transportation Comment Sheet  
 

 

 

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 

SR 60 FDOT Principal 
Arterial - Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  

☐ Other   

S. Mulrennan Rd County Collector 
- Urban 

2 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 Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 5,105 195 147 
Proposed 1,850 122 150 
Difference (+/-) -3,255 -73 +3 
*Trips reported are based on net new 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 None None Meets LDC 
South  None None Meets LDC 
East X None Pedestrian Meets LDC 
West  Vehicular & Pedestrian None Meets LDC 
Notes: Shared access required to the west. 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
S. Mulrennan Rd./ Substandard Roadway Design Exception Requested Approvable 
Notes: Proposing multi-use trail on west side of Mulrennan Rd. 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

 Design Exception/Adm. Variance Requested 
 Off-Site Improvements Provided 

 Yes  N/A 
 No 

 Yes 
 No See report. 



Unincorporated Hillsborough County Rezoning 

Hearing Date: 
December 13, 2021

Report Prepared:
December 3, 2021

Petition: PD 21-1341

Southwest quadrant of State Road 60 and 
Mulrennan Road

Summary Data:

Comprehensive Plan Finding: CONSISTENT

Adopted Future Land Use: Residential-4 (0.25 FAR), Residential-9 (0.50 
FAR). There is a concurrent Comprehensive 
Plan Amendment (CPA 21-19) to change the 
Future Land Use to Residential-20 (0.75 FAR).

Service Area Urban

Community Plan: N\A

Requested Zoning: Residential Single-Family Conventional-6 (RSC-6) 
and Commercial General (CG) to a Planned 
Development (PD) to permit 340 multi-family units 
utilizing the Policy 23.5 Residential Infill Density 
Bonus. 

Parcel Size (Approx.): 13.41 +/- acres (185 565.6 sq. ft.)

Street Functional
Classification:   

South Mulrennan Road – Collector
State Road 60 - Arterial

Locational Criteria N/A

Evacuation Zone The subject property is not located in an 
Evacuation Zone

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Context 
 The 13.41 +/- acre subject site is located on the south side of State Road 60, west of South 

Mulrennan Road. It is located in the Urban Service Area.  
 

 The subject site’s Future Land Use designation is Residential-4 and Residential-9. There is a 
concurrent Comprehensive Plan Amendment (CPA 21-19) to change the Future Land Use to 
Residential-20. CPA 21-19 was determined by the Planning Commission to be consistent with 
the Comprehensive Plan and recommended for approval at the October 4th, 2021 meeting. 
The final adoption of CPA 21-19 by the Board of County Commissioners is scheduled for 
February 17th, 2022.  

 
 Typical uses of the Residential-20 Future Land Use Category are residential, neighborhood 

commercial, office uses, multi-purpose projects and mixed use developments.  Residential-9 
is located to the north of the subject site. Residential-4 is located to the south of the subject 
site. Residential-6 is located east of the subject site. Heavy Industrial (HI) is directly adjacent 
to the site on the western side. Residential-20 is also located to the west, along State Road 
60. Office Commercial-20 (OC-20) is located northwest of the site, across State Road 60. A 
small pocket of Suburban Mixed-Use-6 (SMU-6) is located northwest across State Road 60. 

 
 The subject property is currently zoned Commercial General (CG) and Residential Single-

Family Conventional-.6 (RSC-6) with a Mobile Home overlay (MH). CG zoning is located along 
State Road 60, along with Commercial Intensive (CI) zoning districts. Manufacturing is located 
directly to the west of the site. Planned Developments (PD’s) are located to the east and west 
of the subject site. RSC-6 is located to the south as well as a smaller parcel to the north across 
State Road 60.  

 
 There are two residential dwellings on site, and part of the subject site is vacant. The site is 

directly east of the existing railroad track. A mobile home park is located to the east of the 
subject site. A gas station with convenience is also located to the east, across South 
Mulrennan Road. An auto salvage yard and an automotive business is located directly to the 
west. Multi-family residential developments are also located to the west. Single-family 
residential uses are located further west and south of the site. To the north, across State Road 
60 are a number of commercial uses such as restaurant with drive through, childcare services 
and general retail uses.   

 
 The applicant is requesting to rezone the subject site from Commercial Neighborhood (CG) 

and Residential Single Family Conventional-6 (RSC-6) to a Planned Development (PD) to 
permit 340 multi-family units utilizing the FLUE Policy 23.5 Residential Density Bonus for Infill 
Development. 
 

Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for a consistency finding. 
 
Future Land Use Element 
 
Urban Service Area 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
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planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
 
Policy 1.4:   
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. 
 
Relationship to Land Development Regulations 
 
Objective 9: All 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 as 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.  
 
Policy 9.1:   
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 9.2: 
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. 
 
Neighborhood/Community Development 

 
Objective 16:  Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.2:  
Gradual transitions of intensities 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. 
 
Policy 16.3:  
Development and redevelopment shall be integrated with the adjacent land uses through: 

a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 
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Policy 16.8:  
The overall density and lot sizes of new residential projects shall reflect the character of the 
surrounding area, recognizing the choice of lifestyles described in this Plan. 
 
Policy 16.10:  
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. 
 
Policy 16.13:  
Medium and high density residential and mixed use development is encouraged to be located 
along transit emphasis corridors, potential transit corridors on the MPO 2050 Transit Concept 
Map and collector and arterial roadways within the Urban Service Area.   
 
Discouraging Strip Commercial Development  
 
Objective 23:  
To maintain the vehicular capacity of public roads, the County discourages linear ("strip") non-
residential development patterns and the multiple access points which accompany such linear 
neighborhood serving commercial development. 
 
Policy 23.5 
Higher density residential development is encouraged along major corridors as an alternative to 
continued office or commercial development when developed in accordance with applicable 
development regulations; the following bonus is provided as an incentive for residential 
development as an alternative to commercial development. 
 
Residential Density Bonus for Infill Development  
 
To provide an incentive for residential development as an alternative to strip commercial or office 
development, the county may consider a density bonus for properties meeting certain provisions 
outlined below.  The increase in residential density may be considered without a Plan Amendment, 
by the Board of County Commissioners, after receiving a recommendation from the staff of the 
Planning Commission.  
 
Density cannot be increased higher than the land use category with the next higher density limits. 
(i.e. Res-4 can be increased to Res-6 and no higher).  Categories which permit up to 35 du/ga 
may increase to 50 du/ga using this bonus.   
 
To qualify for the density bonus:  
• Property must be: 

 Within the Urban Service Area  
 Located along a collector or arterial street or a roadway designated as a transit emphasis 

corridor in the Transportation Element.  
 In an area where, one of the following is present:  

- strip non-residential development presently exists; or 
- there is a trend toward strip non-residential development; or 
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- existing zoning lots, although vacant, constitute a potential for the establishment 
or expansion of strip commercial  development; or  

- an increase in density would result in a development pattern that is compatible to 
existing zoning or development patterns in the immediately surrounding area.  

 The site of the requested bonus must be within a 660 foot distance perpendicular from the 
arterial or collector road.   

 The density bonus must be applied for through a rezoning application.  
 It must be demonstrated that the use of the bonus will promote residential infill on vacant 

or redeveloping sites within existing, developed, urbanized areas which are residential in 
character or to provide a residential development alternative to strip commercialization; 

 
 
Community Design Component 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1  COMPATIBILITY  
 
GOAL 12:  Design neighborhoods which are related to the predominant character of the 
surroundings. 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed 
in a way that is compatible (as defined in FLUE policy 1.4) with the established character of the 
surrounding neighborhood. 
 
Staff Analysis of Goals, Objectives and Policies: 
The applicant is requesting to rezone the subject site from Commercial General (CG) and 
Residential Single-Family Conventional-6 (RSC-6) to a Planned Development (PD) to permit 
340 multi-family residential units utilizing the Future Land Use Element Policy 23.5 
Residential Density Bonus for Infill Development. The subject site is also the subject of a 
Comprehensive Plan Amendment CPA 21-19 to request a Future Land Use Change from 
Residential-4 (RES-4) and Residential-9 (RES-9) to Residential-20 (RES-20) which is to be 
heard concurrently with this rezoning application. The Comprehensive Plan Amendment 
CPA 21-19 was heard by the Planning Commission at their October 4th, 2021 meeting and 
found consistent with the Comprehensive Plan and has a recommendation for approval. 
CPA 21-19 is currently awaiting concurrent adoption by the Board of County 
Commissioners with this rezoning.  
 
Objective 1 of the FLUE states that 80 percent of the growth of the county is to be within 
the Urban Service Area. The applicant is proposing a multi-family development of 340 
dwelling units within the Urban Service Area.  Policy 1.4 states that “Compatibility does 
not mean “the same as.” Rather, it refers to the sensitivity of development proposals in 
maintaining the character of existing development.” In this case, the subject site is located 
along a major corridor State Road 60 and has a variety of residential housing types within 
the greater vicinity such as mobile homes, town homes, single-family residential. A variety 
of commercial uses ranging from auto parts and salvage, general retail, childcare services 
and restaurant with drive through are located along State Road 60. The proposed 
development would further provide a mix of housing types in an area already well served 
by existing and newly developed commercial uses.   
 
Objective 9 and Policy 9.2 require that all development in the county meet local, state and 
federal land development standards. The subject site’s current Future Land Uses are RES-
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4 and RES-9. CPA 21-19 which is requesting a Future Land Use change to Residential-20 
(RES-20) is awaiting adoption. The applicant has agreed to provide access along State 
Road 60 and on South Mulrennan Road. The applicant is also requesting a waiver to the 
setback along Mulrennan Road which is supported by Development Services. 
 
The proposed development meets the intent of the Neighborhood Protection Policies of 
Objective 16. Policies 16.2 and 16.3 require the use of site planning techniques and the 
gradual transition of uses and intensities. The proposed high density residential 
development provides an appropriate transition from the commercial uses located east of 
the site and the medium density residential development to the west of the site. The 
proposed development also meets the intent of Policy 16.8 and 16.10 as comparable 
densities and various housing types already exist in the surrounding area. The proposed 
development also has the potential to be well served by the existing commercial uses in 
the area. The proposed rezoning also meets the intent of Policy 16.13 that encourages 
medium and high density residential development to locate along collector and arterial 
roads, as is true in this case with both State Road 60 and South Mulrennan Road.  
 
The applicant requests to utilize the Policy 23.5 Density Bonus for Infill Development to 
utilize the next higher plan category density which would be Residential-35, (assuming that 
the CPA 21-19 is approved by the BOCC). Planning Commission Staff have reviewed the 
request and concur that it meets the criteria for the Policy 23.5 bonus and advise the Board 
to grant the applicant the residential infill bonus. The subject site is within the Urban 
Service Area and is located along State Road 60 which is an arterial road and Mulrennan 
Road which is a collector road. There is a trend towards strip commercialization in the area 
as numerous heavy and light commercial uses, as well as heavy industrial uses are located 
alongside residential uses along State Road 60. The northern portion of the subject site 
has an existing zoning district of Commercial General and would equally be a valuable site 
for commercial uses as a gas station with convenience is located to the east. The western 
side of the site is adjacent to the railroad track and creates an isolated parcel along the 
southern boundary that is generally unsuitable for commercial uses. The subject site is 
also within the 660 foot distance perpendicular to the arterial and collector roads. While 35 
dwelling units per acre is the most intense density in the FLUE, at 340 dwelling units, the 
applicant is proposing a total density of 25.4 dwelling units per acre which is compatible 
with the surrounding area as there is already a RES-20 site located to the west of the 
subject site. The density calculations are as follows: The maximum eligible area for 
incentive bonus is 660’X660’ which for this site is 650’X660’. This leaves a net of 8.26 acres 
to calculate a bonus at 35 dwelling units per acre which allows 289 dwelling units. The 
remainder 5.15 acres are calculated at the 20 dwelling units per acre (assuming that CPA 
21-19 is adopted) at 103 dwelling units. The maximum density would therefore be 392 
dwelling units, however the applicant is requesting 340 dwelling units.  
 
The Community Design Component (CDC) in the FLUE provides policy direction about 
designing neighborhoods that are related to the predominant character of the area. Goal 
12 and Objective 12-1 require new development to be designed in a compatible way to the 
surrounding area. As the site is an example of the introduction of multi-family units that 
would be served by the existing commercial uses in the area and contributes to the 
necessary mix of commercial and residential uses to complement the development pattern 
along the State Road corridor  
 
Overall, the proposed rezoning would allow for development that is consistent with the 
Goals, Objectives and Policies of the Future of Hillsborough Comprehensive Plan for 
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Unincorporated Hillsborough County, and that is compatible with the existing and planned 
development pattern found in the surrounding area. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Planned 
Development CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County subject to the conditions of the Development Services 
Department, and subject to the adoption of CPA 21-19 by the Board of County Commissioners.  
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