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EXECUTIVE SUMMARY 
Strategic Planning Group, Inc. and Wade Trim were retained by Hillsborough County to prepare a 
Community Profile of Ruskin including three subareas: Downtown, College Avenue Corridor and 
SouthShore Corporate Park.  Ruskin is an unincorporated Census Designated Place (CDP)1 located in 
southern Hillsborough County bordering Tampa Bay and Little Manatee River to the west and south, 
Interstate I-75 to the east and 19th Avenue to the north. It is one of the fastest-growing communities in 
Hillsborough County and has recovered from the “Great Recession” of 2007/8.  However, 91 percent of 
Ruskin residents work outside of Ruskin (while 80 percent of those working within Ruskin live outside the 
community). Ruskin has excellent transportation access with a major interchange on Interstate I-75. 
Amazon’s location of a distribution center in South Shore Corporate Park (2005) has increased the area’s 
visibility to the development community. 

Ruskin’s 2017 population (22,162) is growing at a faster rate than the County as a whole.  Its racial 
composition is becoming increasingly mixed, which as of 2017, was estimated at approximately 68 percent 
white and 15 percent black.  Its Hispanic population is also growing and now accounts for almost 40 
percent of the community’s population.  Socioeconomically, the community’s residents have a higher rate 
of poverty (19.8 percent) when compared to the County (15.7 percent).  Parts of Ruskin are designated 
“Communities of Concern.” A Community of Concern is an area that meets two or more of the following 
criteria: there is a high proportion of racial minorities, low-income groups, persons with disabilities, 
including persons with limited English proficiency.  

The community’s median household income ($52,082) is slightly less than the County, as shown below.  
Ruskin has a higher percentage of owner-occupied housing than the County (but ownership costs are 
slightly higher).  Conversely, Ruskin has a smaller percentage of rental units (single and multifamily) than 
the County but slightly lower rental rates.   

Table ES 1: Ruskin Socio-Economic Summary 
Economics Ruskin County Ruskin County

Median Household Income $52,081 $53,742 Labor Force Participation 66.2% 65.1%
Median Home Value $166,500 $179,500 Civilian Employed 61.9% 64.6%

Median Monthly Owner Costs $1,383 $1,097 Unemployment Rate 3.4% 4.4%
Median Monthly Renter Costs $932 $1,040 Average Commute Time 29.2% 27.3%

Housing Burden (30+%) Educational Attainment (25-64 YRS)
Owner Occupied 70.0% 58.0% High School Diploma or higher 81.1% 84.5%
Renter Occupied 30.0% 42.0% Bachelors Degree or higher 17.4% 11.6%

Racial Composition Poverty Rate
White 68.4% 73.5% Population below Poverty 19.8% 15.7%
Black 14.9% 18.4% Households below Poverty 15.8% 11.5%

Hispanic 39.7% 27.4%
Source: U.S. Census Bureau, American Community Survey (ACS) 2013-2017, Strategic Planning Group, Inc. 2019 

The Ruskin area, bordered by Tampa Bay and Little Manatee River, has significant environmental assets 
as well as issues.  A large percentage of the area is within a flood plain, and the community experiences 
drainage issues. Approximately 29 percent of the area’s existing land use is either used or zoned for 

                                                           
1 A CDP is a concentration of population designated by the U.S. Census Bureau for statistical purposes and used by 
Hillsborough County City-County Planning Commission for planning purposes.   



Ruskin Community Profile 
 

Strategic Planning Group, Inc.; Wade Trim Page 2 
 

agriculture. The community’s prior planning efforts (2003 and 2015) have recognized the need to protect 
the area’s wetlands and wildlife habitats. 

The survey of stakeholders identified the strengths of Ruskin as its location to I-75, access to Tampa and 
Little Manatee River, undeveloped acreage, and the Community College.  Weaknesses identified were: 
transportation congestion, lack of transit, lack of community buildings/gathering places, limited 
shopping/retail or active recreation (both facilities and programs), drainage and need for more affordable 
housing. 

BUSINESS ENVIRONMENT 
The majority of businesses are currently located along US 41 and College Avenue and are impacted by 
traffic access and congestion as well as lack of regional visibility.  Ruskin’s office and retail markets are at 
the southern fringe of the Tampa/St. Petersburg region and, unlike Amazon’s location whose regional 
market covers most of Southwest and Central Florida, is primarily oriented to the immediate community 
and therefore currently limited to its immediate southern market.  

RUSKIN BUILDOUT ANALYSIS 
Based on Ruskin’s Future Land Use Plan, it could potentially accommodate a population of 141,9812 and 
119.7 million square feet of non-residential land uses (if demand existed).  However, as discussed in the 
report, apart from warehouse/distribution and manufacturing, Ruskin’s location at the southern fringe of 
the Tampa/St. Petersburg regional market is limited until more growth occurs within Manatee County 
north of Palmetto (thereby creating an expanded residential/office/retail regional market). 

Table ES 2: Ruskin Future Land Use Buildout Analysis 

Future Land Use Description
Parcel 
Count Acres

Residential 
DU Max

Population   
(3.0 PPH)

Non-Residential  
Sq. Ft. Max

Agricultural/Rural 1/5 (.25 FAR) 32 830 166 498 9,038,700
Community Mixed Use 12 (.50 FAR) 70 180 2,160 6,480 3,928,500
Light Industrial (.50 FAR) 22 54 N/A N/A 1,176,120
Light Industrial Planned (.50 FAR) 7 43 N/A N/A 936,540
Natural Preservation 98 1,264 N/A N/A N/A
Office Commercial (.75 FAR) 186 234 4,680 14,040 7,644,780
Public/Quasi-Public 18 80 N/A N/A *
Residential  1 (.25 FAR) 267 1,143 1,143 3,429 12,447,270
Residential   2 (.25 FAR) 163 278 556 1,668 3,027,420
Residential   4 (.25 FAR) 4,331 3,144 12,576 37,728 34,238,160
Residential   6 (.25 FAR) 3,057 1,042 6,252 18,756 11,347,380
Residential  12 (.35 FAR) 926 628 7,536 22,608 13,677,840
Suburban Mixed Use 6 (.35 FAR) 2,080 2,044 12,258 36,774 22,248,270
Total 11,257 10,966 47,327 141,981 119,710,980
Footnote:  * Intensities of public facilities shall be guided by the FAR  

SOUTHSHORE COMMERCIAL PARK BUILDOUT ANALYSIS 
SouthShore Commercial Park is a large planned mixed-use Development of Regional Impact (DRI).  As a 
DRI it has an established level of development entitlements which at buildout could accommodate 1,642 

                                                           
2 Hillsborough County City-County Planning Commission estimates Ruskin 2045 population at 43,943. 
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residential units or 4,900 residents, 3.7 million square feet (sq. ft.) of industrial space, 556,000 sq. ft. of 
office space and 315,000 sq. ft. of commercial space. 

Table ES 3: SouthShore DRI Entitlement Buildout Analysis 

Land Use
Total Amount 

Approved
Currently 

Developed Remaining

Population 
Entitled   

(3.0 PPH)
Population 
Remaining

Industrial (GSF) 3,742,220 1,256,206 2,486,014 * *
Office (GSF) 556,000 0 556,000 * *
Commercial (GSF) 315,000 2,794 312,206 * *
Residential/MF (units) 892 120 772 2,676 360
Residential/SF (units) 749 510 239 2,247 1,530
Hotel (rooms) 150 0 150 * *
College (students) 2,800 500 2,300 N/A N/A
Footnote: * SouthShore Commerce Park is a Development of Regional Impact and can change land uses using its development equivalent matrix.  

COLLEGE AVENUE DISTRICT BUILDOUT ANALYSIS 
Since the completion of Interstate 75 (I-75), and Amazon’s Distribution Center location in Ruskin, College 
Avenue, with its I-75 interchange, has become the main entrance into Ruskin. Based on its Future Land 
Uses, the College Avenue District has the potential to accommodate 5,228 residential units (15,684 
population) and roughly 9.5 million square feet of non-residential uses (mostly mixed-use). 

Table ES 4: College Avenue District Future Land Use Buildout Analysis 

Land Use Acres
Residential 

DU Max

Population 
Entitled   

(3.0 PPH)

Non-
Residential 
Sq. Ft. Max

Community Mixed Use 12 (.50 FAR) 46.02 552 1,656 1,001,880
Office Commercial 20 (.75 FAR) 1.75 20 60 32,670
Public/Quasi Public 15.28 N/A N/A *
Residential 12 (.35 FAR) 74.31 888 2,664 1,611,720
Residential  4 (.25 FAR) 0.49 0 0 0
Suburban Mixed Use (.35 FAR) 629.01 3,768 11,304 6,849,810
Total 766.86 5,228 15,684 9,496,080
Footnote:  * Intensities of public facilities shall be guided by the FAR  

DOWNTOWN OVERLAY DISTRICT 
Based on the Downtown Overlay District Future Land Use designations, the District has the potential to 
develop 1,148 residential units (3,444 population) and 1.9 million square feet of non-residential square 
feet (sq. ft.). The overall design guidelines in the District appear to limit this buildout scenario. 

Table ES 5: College Avenue District Future Land Use Buildout Analysis 

Land Use Acres
Residential 

DU Max

Population 
Entitled   

(3.0 PPH)

Non-
Residential 
Sq. Ft. Max

Office Commercial 20 (.75 FAR) 49.97 980 2,940 1,600,830
Residential 12 (.35 FAR) 14.80 168 504 304,920
Total 64.77 1,148 3,444 1,905,750  
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BACKGROUND 
 
CONTRACT 
Strategic Planning Group, Inc. and its Subconsultant, Wade Trim were retained by the Hillsborough County 
City-County Planning Commission (Planning Commission) to prepare a Community Profile of the Ruskin 
submarket through 2023. The profile includes the adopted Ruskin Community Plan and a buildout analysis 
for three subareas: Ruskin Town Center, College Avenue Corridor (between US 41 and Interstate I-75) and 
SouthShore Corporate Park.  

The Ruskin Community Plan was part of the County’s Community and Special Area studies.  These studies 
were intended to be extensions and refinements of the County’s Comprehensive Plan. The studies discuss 
the special and unique characteristics of the areas under study, examine the issues and problems facing 
the areas, and provide strategies for solutions. They are meant to portray a vision for the future and may 
have an impact on zoning. Community and Special Area Studies are to be developed through an extensive 
citizen participation program. 

There are three components of a community or special area study:  

1. Comprehensive plan amendments to incorporate the appropriate sections of the study(s) into the 
adopted comprehensive plan and to make any necessary adjustments;  

2. Land development regulations (LDRs) to address the special and unique development issues identified; 
and  

3. A capital improvements program to identify future infrastructure issues.  

This report is meant to update the previous Ruskin Plan by providing current data concerning the 
community’s overall profile. 

RUSKIN STUDY AREA 
Ruskin is a historic community located in southern Hillsborough County bordering Tampa Bay, the Little 
Manatee River, and Ruskin Inlet. It has been defined as an unincorporated Census Designated Place (CDP)3 
in Hillsborough County, Florida by the U.S. Census Bureau.  

  

                                                           
3 A census designated place is concentrations of population identified by the U.S. Census Bureau for statistical 
purposes and has no legal status. 
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Figure 1: Ruskin, Florida Location 

 
Source: CC BY-SA 3.0, https://commons.wikimedia.org/w/index.php?curid=2684731 

 
REGIONAL CONTEXT 
Ruskin is a historic community lying roughly equal distance between Tampa/Brandon, Bradenton, and St. 
Petersburg.  The boundaries of the community are defined by Tampa Bay, Little Manatee River, and I-75. 
Hillsborough County has only three municipalities (Tampa, Temple Terrace, and Plant City).  Most of the 
unincorporated communities are classified as Census Designated Places (CDPs) by the U.S. Census Bureau. 

Figure 2: Hillsborough County Census Designated Places 

 
 

https://commons.wikimedia.org/w/index.php?curid=2684731
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Figure 3:  Ruskin Regional Area 

 

The graphic on the following page shows the boundaries of the Ruskin community. 
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Figure 4: Ruskin Community Boundary 

 
Note:   _  _ _   County Urban Service Boundary 

 ____   Ruskin Community Boundary 

 

A copy of the Ruskin Community Plan (Preferred Elements Map) is shown on the following page, which 
shows the Downtown area and College Corridor.  SouthShore Corporate Park is located at the intersection 
of College Avenue and Interstate 75 (I-75).  
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Figure 5: 2005 Ruskin Community Plan, Preferred Elements Map 

 

 
HISTORY 
Ruskin, until recently, was largely an agricultural community4 originally settled in 1907. Because of its 
historically remote location, access was provided by what became US 41 and a rail line.  In 1925, it was 
reported5 that Ruskin had a population of 200 and contained six hotels, four groceries, one garage, two 
restaurants, and a dry goods dealer.  In the late 1980s, the completion of the Hillsborough County portion 
of I-75 significantly increased the accessibility to Southern Hillsborough County and the Ruskin 
Community.  Businesses located on US 416 that had grown with the area’s population were significantly 
impacted by the completion of I-75.  College Avenue, because of its access to I-75, captured an increasing 
amount of businesses allowing Ruskin residents to shop the region as a whole.  This has been a similar 

                                                           
4 Especially tomatoes.  Most of the residents were truck farmers. 
5 Wikipedia.org 
6 Particularly Ruskin Town Center 
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occurrence to other small communities located adjacent to Interstates throughout Florida as well as 
nationally. 

RUSKIN COMMUNITY PLAN 
Ruskin lies within the adopted SouthShore Areawide Systems Plan (SSASP), originally adopted in 
September 2003, and updated on September 2015. SouthShore refers to the southern part of 
unincorporated Hillsborough County, generally south of the Alafia River. SouthShore is the fastest growing 
area in Hillsborough County, having experienced significant growth and development over the last ten 
years, and this high rate of growth and development is expected to continue. The SSASP was developed 
to establish a framework for discussing growth, development, and implementation by both public and 
private actions as resources become available. Four objectives are addressed in the SSASP: 
Transportation, Environmental, Cultural/Historical, and Economic Development.  

Between 2003 and 2015 eight community plans were developed in the SouthShore area: Apollo Beach, 
Gibsonton, Ruskin, Riverview, Sun City Center, Wimauma Village, Balm, and Little Manatee South. 
Community and Special Area studies were adopted in the Future of Hillsborough Comprehensive Plan for 
Hillsborough County Florida. The Ruskin Community plan was adopted into the Livable Communities 
Element of the County’s Comprehensive Plan in August 2005. The Comprehensive Plan discusses the 
special and unique characteristics of the areas, examines the issues and problems facing the areas, and 
provides strategies for solutions. The community plans in the Livable Communities Element are meant to 
portray a vision for the future and may have an impact on zoning. Each community plan is intended to 
provide specific recommendations on issues in a particular area of the county, e.g., they may specify 
certain locations for commercial development, and may define the form (or character) of commercial 
development, such as a Main Street, town center, strip or shopping center.  

The Ruskin Community Plan consists of ten (10) goals and strategies that address the development of a 
town center, revitalization of the existing commercial corridors, the establishment of design guidelines 
for residential and non-residential development, the preservation of the area’s environmental resources, 
the enhancement of recreational opportunities and parks, and the protection of the community’s 
character.   The Ruskin Town Center Plan was adopted in 2005, and Land Development Regulations7 (LDRs) 
for the Ruskin Town Center (RTC) were adopted in November 2006. 

The Ruskin Community Plan, which is one of the communities defined in the Hillsborough County Livable 
Communities Element (part of the Comprehensive Plan for unincorporated Hillsborough County), was 
adopted in 2008. 

The plan identifies four distinct neighborhoods within Ruskin, each having a defined character that 
provides home-styles serving all Ruskin residents. Figure 6 shows the boundaries of the Ruskin Community 
and its subareas/neighborhoods used in this study. 

  

                                                           
7 Part 3.17.00 Ruskin Town Center Development Regulations 
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Figure 6: Ruskin Neighborhood Area Map 
 

Note: The four subareas/neighborhoods were delineated for special consideration within the overall 
Ruskin Community Plan, dated October 2004. 

The Town Center Plan and LDRs were adopted in 2005/06 prior to the “Great Recession” and prior to the 
location of the Amazon Distribution Center in SouthShore Corporate Park in 2015. 

SURVEY: STRENGTHS, WEAKNESSES, OPPORTUNITIES, THREATS 
(SWOT)8 
As part of the process to develop this Profile, SPG interviewed and sent out a Strength, Weakness, Threat, 
and Opportunity (SWOT) Survey to stakeholders.  A full listing of responses is contained in the Appendix.  
Strengths and Weaknesses define the condition of Ruskin today while opportunities and threats look ten 
years out, defining what the community could be and what threats could negate those opportunities. 

                                                           
8 SWOT analysis provides a method for assessing a community’s resources and capabilities (strengths and 
weaknesses) and external market future impacts (opportunities and threats), and is one of the most used tools in 
community and economic development planning. 
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Stakeholders were asked, “what is the best word to describe Ruskin today?”.  As shown below, 
Transitional was the leading response9 (6 times) followed by Growth (3 times), No Identity (2), and Passion 
(2).   The others were single responses, as shown in Figure 7. 

Figure 7: “What is the Best Word to Describe Ruskin Today” 

 

They were also asked which communities were Ruskin’s prime competitors.  

Figure 8: Which Communities Are Ruskin’s Prime Competitors 

 

STRENGTHS 
Stakeholders listed 61 individual Ruskin strengths, as shown in Figure 9 on the following page.  There were 
five strengths that were mentioned more than once:  Locational considerations (7 times), access to water 
(7 times), undeveloped acreage (6 times), the Hillsborough Community College (3 times) and the area’s 
affordable housing (2 times). 

WEAKNESSES 
Stakeholders listed 62 weaknesses of the Ruskin area.  Transportation was perceived to be the greatest 
weakness (9 times) followed by lack of employment or good-paying jobs (6 times), the  town’s need for 
aesthetic improvements i.e. blight etc. (5 times), lack of public transit (4 times), lack of gathering 
                                                           
9 The numbers indicate the number of times similar responses were made. 
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places/community center (4 times), lack of shopping areas (3 times), drainage (2 times) and lack of 
affordable housing (2 times). 

Figure 9: SWOT Summary 

 

OPPORTUNITIES 
There were 46 opportunities listed by the stakeholders.  Support of more community arts and the need 
for activity centers ranked the highest, followed by better transport (needed), major growth 
opportunities, ability for good planning, opportunity for wireless/internet improvements, possible 
development of ecotourism, opportunities for more environmental protection, and possible development 
of a workforce transition center/community space at HCCC. 

THREATS 
Forty-three individual responses identified longer-term threats to the development of Ruskin.  
Uncontrolled growth was the largest perceived threat followed by lack of sufficient roads and other 
infrastructure, education/school quality, and lack of vision/planning. 

The SWOT shows, that while the environment is still critical, especially its water-based assets, community 
meeting space, education, jobs and retail, and housing are increasingly important. 
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SOCIOECONOMIC SUMMARY 
Ruskin has undergone significant growth since the completion of I-75.  The U.S. Census Bureau’s American 
Community Survey (ACS) projects Ruskin’s 2017 population at 22,162 (the latest Census data). To estimate 
Ruskin’s 2018 socioeconomic characteristics, SPG utilized proprietary data from ESRI (a national 
proprietary data and mapping company), which estimated the 2018 population at 26,032.  

Figure 10: Ruskin Population Trends 
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Source: U.S. Census Bureau, American Community Survey (ACS) 2013-2017; ESRI Business Analyst, 2018 

DEMOGRAPHICS 
Ruskin residents have a median age of 33 years, younger than the County’s median age of 36.  The 
percentage of children under the age of five (5) is significantly higher than the County as a whole, while 
the percentage of those aged 65 and older is significantly lower than the County.   The percentage of 
school-age children in Ruskin at 19.8 percent is also significantly higher than the County’s 16 percent, 
while the percentage of working-age adults (16-64 years) is slightly less than the County.   

Table 1. Population/Ethnicity 

People  (2018) Ruskin
Hillsborough 

County Race Ruskin %
Hillsborough 

%
Population 26,032 1,421,685 White 67.3% 68.9%

Median Age 33.1% 36.1 Black 10.3% 17.0%
Under 5 YRS 10.5% 6.1% Asian 1.7% 4.1%

School Age (5-17 YRS) 19.8% 16.1% Other Race 18.1% 6.3%
Adults (16-64 YRS) 60.6% 63.1% 2 or More 2.7% 3.7%

65 + YRS 10.8% 14.7% Hispanic (Any Race) 47.5% 22.8%
Note: Hispanic (Ethnicity) is not considered a Race as Hispanic can be white or black; therefore, the columns 
cannot be totaled. 

Source: ESRI Business Analyst, 2018 
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The racial and ethnic makeup of Ruskin is changing from a predominately white to a racially mixed 
community that is estimated to be between 40-47 percent Hispanic/Latino, significantly higher than the 
22.8 percent for the County as a whole.  

Table 2: Ruskin Ethnicity Trends 

Description 2000 2010
2015 
(ACS)

2017 
(ACS)

2018 
(ESRI)

County 
2018  

(ESRI)
White Alone 7,533 12,340 12,798 14,687 17,519 x

% 82.42% 71.70% 68.44% 66.27% 67.30% 68.90%
Black or African Alone 88 1,570 2,098 2,982 2,675 x

0.96% 9.12% 11.22% 13.46% 10.28% 17.00%
Other 1,520 3,298 3,804 4,493 5,838 x
Hispanic or Latino 3,166 7,377 7,513 8,799 12,371 x

% 34.64% 42.90% 40.18% 39.7% 47.5% 28.8%  
Note: Hispanic (Ethnicity) is not considered a Race as Hispanic can be white or black; therefore, the columns 
cannot be totaled. 

Source: U.S. Census Bureau, American Community Survey (ACS) 2013-2017; ESRI Business Analyst, 2018 

 
AGE TRENDS 
Ruskin is experiencing a slowing in the growth of the 30 - 49 age cohort, reflecting a prime-aged working 
population.  It also reflects the fact that Ruskin is a bedroom community with an increase in children aged 
less than 18 years of age (31 percent compared to the County’s 23 percent using ESRI estimates).    

Table 3: Ruskin Age Trends 

Description 2000 2010
2015 
(ACS) 2017 (ACS)

County 
2017 
(ACS)

2018 
(ESRI)

County 
2018  

(ESRI)
Under Age 5 8.73% 9.40% 10.72% 9.38% 6.40% 8.80% 6.10%
Ages 5-17 19.58% 20.70% 20.98% 19.80% 16.70% 21.99% 17.10%
Ages 18-21 5.12% 5.30% 4.52% 3.51% 5.30% 4.99% 5.40%
Ages 22-29 12.06% 12.00% 10.52% 10.54% 11.60% 11.55% 11.10%
Ages 30-39 13.05% 15.70% 16.19% 16.61% 14.30% 15.17% 13.90%
Ages 40-49 12.76% 12.40% 12.57% 13.67% 13.60% 13.07% 13.00%
Ages 50-64 15.23% 14.70% 14.82% 15.48% 12.50% 15.86% 18.70%
Ages 65 and over 13.47% 9.80% 9.67% 9.70% 13.50% 10.80% 14.70%
Median Age 42 31.6 34 32.2 36.8 33.1 37.1  

Source: U.S. Census Bureau, American Community Survey (ACS) 2013-2017; ESRI Business Analyst, 2018 

 

Ruskin’s population density (population divided by acreage) is shown on the following page and is 
concentrated in new subdivisions. 
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Figure 10: Ruskin Population Density 
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GENERAL POPULATION AND HOUSING TRENDS 
The U.S. Census Bureau’s American Community Survey (ACS) estimated, as of 2017, Ruskin had 6,828 
households with an average of 3.24 persons per household (PPH), higher than the 2.59 PPH for the County. 
Family households were slightly higher, at 3.74 PPH.  ESRI estimated that in 2018, Ruskin had 8,368 
households with an average of 3.11 PPH while families averaged 3.55 PPH in 2018 compared to 3.16 PPH 
for the County. 

Table 4: Population and Housing Trends 

Description 2000 2010
2015 
(ACS)

2017 
(ACS)

2018 
(ESRI)

County 
2018  

(ESRI)
Total Population 9,140 17,208 18,700 22,162 26,032 x
Total Households 3,174 5,656 5,706 6,828 8,368 x
Average Person per Household 2.60 3.00 2.78 3.24 3.11 2.59
Average Person per Family 3.11 3.44 3.34 3.74 3.55 3.16  

Source: U.S. Census Bureau, American Community Survey (ACS) 2013-2017; ESRI Business Analyst, 2018 

HOUSING 
Ruskin, according to the 2017 ACS, had 8,323 housing units in 2017 while ESRI estimated that Ruskin had 
9,694 units of which 13.7 percent were vacant.  ESRI also estimates that approximately 67 percent are 
owner-occupied, and 14 percent are renter-occupied.  It should be noted that most of the rentals are 
single-family homes. 

Table 5: Ruskin Housing and Family Data, 2018 

Housing & Family Percent Breakdown of Family Type
Housing Units 9,694

Single Family Units 6,157
Multi Units 636

Mobile/Other 1,530
Vacancy 13.7%

Owner Occupied 66.9%
Renter Occupied 19.4%

Total Households (HH): 8,368

AVG HH Size: 3.1

7.1%

38.1%

28.9%

25.9%
Single Parents

Married with
Children
Married w/o
Children
Non Family

Source: ESRI Business Analyst, 2019 

Housing Trends 
Most of Ruskin’s growth has occurred since 2000, as shown on the following page.  Most of the growth 
has been in single-family and vacant units (some of the vacant units are considered seasonal), especially 
when compared to the County. Ruskin also has a higher percentage of single-family and a significantly 
smaller percentage of multifamily homes when compared to the County.  The Census data also shows the 
affordability of homes in Ruskin as compared to the County. 
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Table 6: Housing Trends 

Description 2000
2010 
(ACS)

2015 
(ACS) 2017 (ACS)

2017 
(ACS %)

County 
2017 
(ACS)

Total 3,765 6,167 6,944 8,323
Single-Family 1,905 3,701 4,720 6,157 74.0% 69.5%
Multi-Family 348 755 661 636 7.6% 23.3%
Mobile Homes 1,499 1,658 1,563 1,493 17.9% 7.1%
Owner-Occupied 2,319 3,589 3,802 4,779 57.4% 52.0%
Renter-Occupied 855 1,599 1,903 2,050 24.6% 37.7%
Vacant Units 591 978 1,239 1,494 18.0% 10.3%
Median Housing Value $76,100 $183,600 $156,900 $166,500 $166,500 $179,500  

Note: the increase in mobile or manufactured housing value is believed to be the result of the development of newer 
mobile home parks with more locational amenities. 
Source: U.S. Census Bureau, American Community Survey (ACS), 2013-2017, 2019 
 
SPG analyzed local realtor data to gauge the overall Ruskin residential market.  Realtor Multiple Listing 
data provides the most up-to-date residential data available. 

Ruskin 2018 Multiple Listing Service (MLS) Residential Data 
As shown in the following tables, recent sales activity is primarily single-family units (whether for owner-
occupied or rental).  Like the previous data has shown, current housing prices are still significantly lower 
in Ruskin than the County as a whole. During the first quarter of 2018, the median residential sales price 
in Ruskin was $207,000 for single-family homes compared to $239,900 for the County as a whole, 
$182,450 for townhouse/condos compared to $163,900 for the County, and $58,500 for mobile homes 
compared to $95,000.  As of the 3rd quarter, 2018 sales prices for single-family homes were flat at 
$207,495 compared to $249,000 for the County, townhouse/condos had declined to $169,000 compared 
to $163,005, and manufactured homes had increased to $77,000 compared to $125,000 for the County. 

Table 7: Ruskin 1st Quarter MLS Residential Data 

Ruskin CDP                      
MLS Data

Single 
Family

Townhouse 
Condo

Manufactured 
Homes

Closed Sales 123 6 4
Y/Y % Change 7.00% -71.40% -42.90%

Cash Sales 16 1 3
Median Price $207,000 $182,450 $58,500

Y/Y % Change 6.20% 9.90% -80.00%
Average Price $216,427 $202,483 $69,750
Median Time to Contract 43 Days 78 Days 20 Days
New Listing 171 11 7
New Pending Sales 168 9 4
Months of Supply 2.8 2.7 3.6  

Source: Florida Realtors, MLS service 
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Table 8: Ruskin 2nd Quarter MLS Residential Data 

Ruskin CDP                      
MLS Data

Single 
Family

Townhouse 
Condo

Manufactured 
Homes

Closed Sales 139 13 4
Y/Y % Change -11.50% -56.70% -20.00%

Cash Sales 16 7 1
Median Price $212,900 $200,000 $77,000

Y/Y % Change 6.50% 23.90% 11.20%
Average Price $223,411 $199,915 $100,250
Median Time to Contract 48 Days 71 Days 48 Days
New Listing 197 20 5
New Pending Sales 170 18 3
Months of Supply 2.9 4.2 4.4

Second Quarter 2018

 
Source: Florida Realtors, MLS service 

Table 9: Ruskin 3rd Quarter MLS Residential Data 

Ruskin CDP                      
MLS Data

Single 
Family

Townhouse 
Condo

Manufactured 
Homes

Closed Sales 164 15 4
Y/Y % Change 13.90% 66.70% 0.00%

Cash Sales 33 5 3
Median Price $207,495 $169,000 $162,000

Y/Y % Change 1.20% 2.40% 116.00%
Average Price $231,746 $192,560 $158,200
Median Time to Contract 36 Days 22 Days 23 Days
New Listing 179 17 10
New Pending Sales 156 16 8
Months of Supply 3.1 3.6 5.7

Third Quarter 2018

 
Source: Florida Realtors, MLS service 

Household Income 
As of 2017, the median household income of Ruskin residents was $52,218 based on ACS 2013-2017 data.  
It should be noted that the ACS is an average figure from its 2013-2017 survey, and based on SPG’s 
experience in Florida, it tends to underestimate actual 2017 figures because of Florida’s significant year 
by year rebound from the “Great Recession.”  Ruskin’s median family income is significantly less (15 
percent) than the County as a whole ($57,128 vs. $65,730), and the number of households below poverty 
is also significantly higher (72 percent) than the County (19.8 percent vs. 11.5 percent).  The percentage 
of households with public assistance is lower than in the County. 
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Table 10: Household Income/Poverty Status 

Description 2000
2010 
(ACS)

2015 
(ACS) 2017 (ACS)

County 
2017 
(ACS)

Median Household Income $29,844 $47,571 $52,577 $52,218 $53,742
Median Family Income $40,000 $52,292 na $57,128 $65,730
Population below Poverty 16.63% 14.36% 19.80% 15.70%
Households below Poverty 15.66% 12.91% 15.32% 15.80% 11.50%
Households with Public 
Assistance Income 4.95% 0.67% 1.31% 2.20% 2.70%  

Source: U.S. Census Bureau, American Community Survey (ACS), 2013-2017, 2019 

Educational Attainment 
As Ruskin has grown, its residents have tended to be more educated.  As of 2017, 81 percent of its 
residents have a high school or higher educational attainment, lower than the County as a whole. It is 
interesting to note that the percentage of Ruskin residents with a bachelor’s degree or higher is 
significantly higher than the County (17.4 percent vs. 11.6 percent).  The higher level of bachelor’s degrees 
is probably due to the number of newer residential subdivisions and developments associated with the 
area’s water-related amenities. 

Table 11: Ruskin Education Attainment 

Description 2000
2010 
(ACS)

2015 
(ACS) 2017 (ACS)

County 
2017 
(ACS)

Less than High School 2,140 2,519 2,473 2,076 na
% 69.77% 29.93% 21.40% 17.98% 15.50%

High School or Higher 3,527 5,897 9,080 9,473 na
% 62.24% 70.07% 78.59% 81.10% 84.50%

Bachelor's Degree or Higher 423 1,372 1,920 2,010 na
% 7.46% 16.30% 16.62% 17.40% 11.60%  

Source: U.S. Census Bureau, American Community Survey (ACS), 2013-2017, 2019 

 

FUTURE POPULATION AND HOUSING TRENDS 
Ruskin is projected to maintain its growth pattern, but with slight aging of its elderly population over the 
next five years.   

Based on ESRI projections, Ruskin will gain 4,900 new residents and 1,485 new households by 2023, a 
growth of 983 residents and 297 new households per year. Ruskin’s growth by the percentage of growth 
through 2023 is projected to be significantly higher than the County or State.  Its population and 
household growth are twice that of the County.  It is also projected to have faster growth in median 
household income compared to the County (3.87 percent vs. 2.23 percent). 
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Table 12: Ruskin Population Trends, 2010-2023 
 

 

 

 

 

 

 

 

 

 

 

 

Source: ESRI Business Analyst, 2018 

The County’s overall population projections estimated Ruskin’s 2015 population at 20,509 which was 
higher than the Census (ACS) estimates of 18,700 for that year.  The overall growth within Ruskin between 
2015 and 2017 as measured by the Census suggests that the area is growing faster than the County’s 
Traffic Analysis Zones (TAZ) projections. 

Table 13: Ruskin Population Projections by Traffic Analysis Zones (TAZ) 

TAZ 2015 2025 2030 2035 2040 2045
848 1,656 1,656 1,656 1,656 1,656 1,656
849 1,275 1,275 1,275 1,275 1,275 1,662
850 1,533 1,549 1,751 1,851 1,851 2,188
851 668 1,442 1,570 1,634 1,634 2,271
852 600 960 960 960 960 2,674
853 907 1,004 1,004 1,004 1,004 2,478
854 2,277 3,120 3,261 3,331 3,430 3,566
855 3,358 6,593 7,033 7,373 7,446 7,714
856 0 0 0 0 0 0
866 1,054 2,139 2,319 2,482 2,525 2,644
867 4,043 4,643 4,643 4,643 4,643 10,207
868 1,903 4,532 4,969 5,187 5,333 5,648
869 1,235 1,235 1,235 1,235 1,235 1,235

Total 20,509 30,148 31,674 32,631 32,991 43,943  
Source: Hillsborough County City-County Planning Commission, 2019 

 

  

Summary Census 2010 2018 2023
Population 17,208 26,032 30,946
Households 5,656 8,368 9,853
Families 4,145 6,087 7,160
Average Household Size 3.04 3.11 3.14
Owner Occupied Housing Units 3,951 6,489 7,845
Renter Occupied Housing Units 1,705 1,879 2,008
Median Age 32 33 33

Ruskin County State
Trends: 2018-2023 Annual Rate
Population 3.52% 1.72% 1.41%
Households 3.32% 1.63% 1.36%
Families 3.30% 1.56% 1.30%
Owner HHs 3.87% 2.23% 1.91%
Median Household Income 3.45% 2.53% 2.52%
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ECONOMICS/EMPLOYMENT 
SPG ran an analysis of the distribution of employment within Ruskin using a U.S. Census Bureau program 
called “OnTheMap.” OnTheMap is an online mapping and reporting application located at 
onthemap.ces.census.gov that shows where people work and where workers live. OnTheMap was 
developed through a unique partnership between the U.S. Census Bureau and its Local Employment 
Dynamics (LED) partner States (which includes Florida). The 2015 database is the latest available. 

As shown below, Ruskin is a bedroom community.  Of Ruskin’s 8,684 resident job holders only 770 live 
and work within Ruskin.  As of 2015, 7,914 Ruskin residents left Ruskin to work elsewhere while 3,379 
employees who work in Ruskin live outside the area. 

Figure 11: Distribution of Ruskin Employment. 

 
Source: U.S. Census Bureau, OnTheMap, 2019 

The 2015 data does not show the impact of the Amazon Distribution Center, which is now the largest 
single employer with 1,500 employees.  

It is interesting to note that 60 percent of the workers that reside in Ruskin work elsewhere in Hillsborough 
County while almost 11 percent work in Pinellas County and eight percent work in Manatee County. 

  

https://onthemap.ces.census.gov/
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Table 14: Where Ruskin Resident Workers Are Employed 

 
Source: U.S. Census Bureau, OnTheMap, 2019 

 In 2015, the agriculture/fishing sector was the largest economic sector with 1,730 employees, most of 
which come from outside of Ruskin.  The following table describes the type of employees that are coming 
into Ruskin for employment.  Note, agricultural workers represent the largest number of incoming 
employees. 

Table 15: Ruskin Employment by NAICS Sector 

 
Source: U.S. Census Bureau, OnTheMap, 2019 
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The following graphics show where Ruskin draws its labor pool (dots and blue areas show major 
concentrations of where workers live).  A majority of its workers come from the northeast, including 
Brandon and Riverview. 

Figure 12: Ruskin Labor Pool 

 
Source: U.S. Census Bureau, OnTheMap, 2019 

Approximately 40 percent of the employees who work in Ruskin travel less than 10 miles while 
approximately 27 percent travel over 25 miles to work within Ruskin. Most outside workers are coming 
from the Northeast (Brandon to Polk County), as shown below. 

Figure 13: Ruskin Employment Distance 

 
Source: U.S. Census Bureau, OnTheMap, 2019 
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Comparing the travel patterns between 2010 and 2015, there has been a slight increase in those traveling 
less than 10 miles to Ruskin, while those traveling greater than 50 miles have stayed the same. 

Table 16: Employee Comparative Travel Patterns 

Count Share Count Share
Total All Jobs 4,149 100.0% 2,851 100.0%
Less than 10 miles 1,668 40.2% 1,097 38.5%
10 to 24 miles 1,369 33.0% 873 30.6%
25 to 50 miles 360 8.7% 366 12.8%
Greater than 50 miles 752 18.1% 515 18.1%

20102015

 
Source: U.S. Census Bureau, OnTheMap, 2019 

 

EMPLOYMENT 2018 
Ruskin had 468 businesses employing 9,850 employees in 2018, according to ESRI. Based on its estimated 
resident population of 26,032, it had an employee/residential ratio (per 100 residents) of 38. The top 
three businesses were: Other Services (except Public Administration), Retail Trade, and Construction. 

Table 17: Employment by NAICS Code 

by NAICS Codes Number Percent Number Percent
Agriculture, Forestry, Fishing & Hunting 8 1.7% 40 0.4%
Mining 0 0.0% 0 0.0%
Utilities 0 0.0% 0 0.0%
Construction 53 11.3% 349 3.5%
Manufacturing 10 2.1% 204 2.1%
Wholesale Trade 17 3.6% 2,629 26.7%
Retail Trade 67 14.3% 715 7.3%
Transportation & Warehousing 13 2.8% 47 0.5%
Information 9 1.9% 52 0.5%
Finance & Insurance 16 3.4% 3,718 37.7%
Real Estate, Rental & Leasing 33 7.1% 130 1.3%
Professional, Scientific & Tech Services 30 6.4% 119 1.2%
Management of Companies & Enterprises 0 0.0% 0 0.0%
Administrative & Support & Waste Management 
& Remediation

17 3.6% 214 2.2%

Educational Services 6 1.3% 322 3.3%
Health Care & Social Assistance 26 5.6% 426 4.3%
Arts, Entertainment & Recreation 9 1.9% 46 0.5%
Accommodation & Food Services 39 8.3% 361 3.7%
Other Services (except Public Administration) 78 16.7% 352 3.6%
Public Administration 12 2.6% 127 1.3%
Unclassified Establishments 25 5.3% 0 0.0%
Total 468 100.0% 9,850 100.0%

Businesses Employees

 
Source: ESRI Business Analyst, 2018 

The following table is a more detailed breakdown of Ruskin Business and Employment by NAICS Codes. 
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Table 18: Detailed Business and Employment Data, 2018 

by NAICS Codes Number Percent Number Percent
Agriculture, Forestry, Fishing & Hunting 8 1.7% 40 0.4%
Mining 0 0.0% 0 0.0%
Utilities 0 0.0% 0 0.0%
Construction 53 11.3% 349 3.5%
Manufacturing 10 2.1% 204 2.1%
Wholesale Trade 17 3.6% 2,629 26.7%
Retail Trade 67 14.3% 715 7.3%

Motor Vehicle & Parts Dealers 9 1.9% 43 0.4%
Furniture & Home Furnishings Stores 5 1.1% 23 0.2%
Electronics & Appliance Stores 3 0.6% 17 0.2%
Bldg Material & Garden Equipment & Supplies Dealers 8 1.7% 64 0.6%

Food & Beverage Stores 13 2.8% 434 4.4%
Health & Personal Care Stores 3 0.6% 14 0.1%
Gasoline Stations 2 0.4% 6 0.1%
Clothing & Clothing Accessories Stores 2 0.4% 12 0.1%
Sport Goods, Hobby, Book, & Music Stores 4 0.9% 8 0.1%
General Merchandise Stores 4 0.9% 44 0.4%
Miscellaneous Store Retailers 13 2.8% 49 0.5%
Nonstore Retailers 0 0.0% 0 0.0%

Transportation & Warehousing 13 2.8% 47 0.5%
Information 9 1.9% 52 0.5%
Finance & Insurance 16 3.4% 3,718 37.7%

Central Bank/Credit Intermediation & Related 
Activities

9 1.9% 63 0.6%

Securities, Commodity Contracts & Other Financial 1 0.2% 3,632 36.9%
Insurance Carriers & Related Activities; Funds, Trusts & 6 1.3% 23 0.2%

Real Estate, Rental & Leasing 33 7.1% 130 1.3%
Professional, Scientific & Tech Services 30 6.4% 119 1.2%

Legal Services 4 0.9% 15 0.2%
Management of Companies & Enterprises 0 0.0% 0 0.0%
Administrative & Support & Waste Management & 
Remediation

17 3.6% 214 2.2%

Educational Services 6 1.3% 322 3.3%
Health Care & Social Assistance 26 5.6% 426 4.3%
Arts, Entertainment & Recreation 9 1.9% 46 0.5%
Accommodation & Food Services 39 8.3% 361 3.7%

Accommodation 9 1.9% 96 1.0%
Food Services & Drinking Places 31 6.6% 265 2.7%

Other Services (except Public Administration) 78 16.7% 352 3.6%
Automotive Repair & Maintenance 17 3.6% 67 0.7%

Public Administration 12 2.6% 127 1.3%

Unclassified Establishments 25 5.3% 0 0.0%

Total 468 100.0% 9,850 100.0%

Businesses Employees

 
Source: ESRI Business Analyst, 2018 
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INDUSTRIAL 
Ruskin has a large industrial base for its population, the largest being the Amazon Distribution Center.  
The following graphic shows the location of Ruskin’s industrial buildings. As with Amazon, most of the 
industrial uses are linked with warehousing and are spread throughout Ruskin.  It is important to note 
that on a square footage basis, warehousing employs fewer workers than the other industrial uses. 

As shown in the legend below, the black figures show the location of industrial buildings, while the color 
around them shows the type of use. Apart from Amazon, the industrial buildings are classified as B or C 
properties, meaning they are older and do not meet the latest features. 

Figure 14: Existing Industrial Buildings 
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Ruskin has 1.34 million square feet of industrial space, of which 1.32 million is occupied (98.3 percent), 
and 23,000 square feet is vacant space. Most of this space is devoted to Amazon.  Ruskin added the 
Amazon Distribution Center (1.02 million sq. ft.) in 2014.  Since 2014, when Amazon located its distribution 
center, Ruskin has not added any additional space but has absorbed 40,700 square feet since the 2nd 
Quarter of 2017. The SouthShore Commerce Park entitlements are sufficient to handle any growth within 
the Industrial sector, especially manufacturing facilities. 

Table 19: Industrial Absorption Trends 

Quarter
Inventory 

Bldgs Inventory SF
Vacant SF 

Direct Vacant % Direct

Total 
Available SF 

Direct Occupancy SF Occupancy %
Deliveries 

SF
All Service Type 

Rent Direct

QTD 20 1,339,355 23,000 1.7 53,250 1,316,355 98.3 0 $4.68 

2018 Q2 20 1,339,355 23,000 1.7 53,250 1,316,355 98.3 0 $4.68 

2018 Q1 20 1,339,355 38,000 2.8 68,250 1,301,355 97.2 0 $4.58 

2017 Q4 20 1,339,355 47,300 3.5 47,700 1,292,055 96.5 0 $4.58 

2017 Q3 20 1,339,355 48,130 3.6 43,930 1,291,225 96.4 0 $4.57 

2017 Q2 20 1,339,355 63,700 4.8 63,700 1,275,655 95.2 0 $4.58 

2017 Q1 20 1,339,355 50,000 3.7 61,400 1,289,355 96.3 0 $5.77 

2016 Q4 20 1,339,355 49,100 3.7 64,600 1,290,255 96.3 0 $5.50 

2016 Q3 20 1,339,355 42,900 3.2 9,800 1,296,455 96.8 0 $5.48 

2016 Q2 20 1,339,355 46,700 3.5 55,300 1,292,655 96.5 0 $4.03 

2016 Q1 20 1,339,355 49,100 3.7 55,600 1,290,255 96.3 0 $5.49 

2015 Q4 20 1,339,355 56,200 4.2 60,400 1,283,155 95.8 0 $3.94 

2015 Q3 20 1,339,355 61,800 4.6 66,000 1,277,555 95.4 0 $4.23 

2015 Q2 20 1,339,355 61,600 4.6 61,700 1,277,755 95.4 0 $4.24 

2015 Q1 20 1,339,355 62,400 4.7 62,600 1,276,955 95.3 0 $4.23 

2014 Q4 20 1,339,355 49,200 3.7 61,600 1,290,155 96.3 0 $4.43 

2014 Q3 20 1,339,355 43,600 3.3 56,000 1,295,755 96.7 1,017,693 $3.50 

2014 Q2 19 321,662 56,000 17.4 56,200 265,662 82.6 0 $3.12 

2014 Q1 19 321,662 56,700 17.6 57,000 264,962 82.4 0 $3.12 

2013 Q4 19 321,662 59,600 18.5 53,900 262,062 81.5 0 $3.34 

Source: CoreLogic, 2018 

According to Planning Commission data, there are 1.93 million square feet of proposed industrial 
developments planned for SouthShore Commerce Park, but only 30,200 square feet are under 
construction. 

Just south of Ruskin, in Manatee County, Benderson Development is constructing a 2.5 million square foot 
International Trade Port which should be considered a competitor to SouthShore Commerce Park. 

OFFICE 
According to CoreLogic, Ruskin has 24 office buildings with a total of 111,949 square feet of space. Most 
of Ruskin’s existing offices are one-story Class C properties.10  

                                                           
10 Buildings are classified as A thru C, with A properties being the newest buildings with full range of features.  C 
properties are usually older buildings that do not have current features/amenities. 
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Since the 4th quarter of 2013, Ruskin has experienced negative absorption of 1,028 square feet of office 
space or no net new office space demand. Ruskin’s existing population and the area’s transportation 
network has not kept pace with the U.S. 301 corridor which has captured a significant share of this region’s 
office and retail uses. From an office and retail perspective, Ruskin is located at the southern fringe of the 
Tampa/St. Petersburg region which impacts its ability to capture regional demand.   

The following table shows the negative absorption in red (meaning that Ruskin lost occupied office space).  
Except for SouthShore Commerce Park, and to a certain extent College Avenue, Ruskin is not positioned 
to attract much additional office space.  Office space needs visibility and good access.   

The existing office space is roughly equally divided by B and C space.  Ruskin currently has no Class A office 
space.  It should be noted that SouthShore Commerce Park is entitled to add Class A office space when 
the market develops. 

Table 20: Ruskin Office Absorption

Quarter Inventory Bldgs Inventory SF Vacant SF Direct
Vacant Available  

%  Direct Occupancy SF Occupancy %
Net Absorption 

SF Total
Gross Absorption 

SF Direct

Under 
Construction 

SF
Office Gross Rent 

Direct

QTD 24 111,949 5,172 4.6 106,777 95.4 0 0 0 $20.74 

2018 Q2 24 111,949 5,172 4.6 106,777 95.4 1,400 1,400 0 $20.74 

2018 Q1 24 111,949 6,572 5.7 105,377 94.1 -100 100 0 $20.74 

2017 Q4 24 111,949 6,472 5.8 105,477 94.2 -500 1,200 0 $17.67 

2017 Q3 24 111,949 5,972 5.2 105,977 94.7 -3,772 0 0 $19.73 

2017 Q2 24 111,949 2,200 2 109,749 98 3,600 3,600 0 $16.94 

2017 Q1 24 111,949 5,800 5.2 106,149 94.8 -700 0 0 $17.49 

2016 Q4 24 111,949 5,100 4.6 106,849 95.4 -3,000 0 0 $12.22 

2016 Q3 24 111,949 2,100 1.9 109,849 98.1 -900 100 0 $13.71 

2016 Q2 24 111,949 1,200 1 110,749 98.9 1,400 1,400 0 $13.33 

2016 Q1 24 111,949 2,600 2.3 109,349 97.7 -1,100 0 0 $14.36 

2015 Q4 24 111,949 1,500 1.3 110,449 98.7 -200 0 0 $13.63 

2015 Q3 24 111,949 1,300 1.2 110,649 98.8 500 500 0 $13.36 

2015 Q2 24 111,949 3,800 1.5 108,149 96.6 -200 1,800 0 $13.80 

2015 Q1 24 111,949 3,600 2 108,349 96.8 -400 0 0 $15.08 

2014 Q4 24 111,949 3,200 2.6 108,749 97.1 0 0 0 $15.34 

2014 Q3 24 111,949 3,200 2.5 108,749 97.1 0 0 0 $14.97 

2014 Q2 24 111,949 4,352 2.4 107,597 96.1 1,648 2,800 0 $15.58 

2014 Q1 24 111,949 6,000 4.7 105,949 94.6 200 200 0 $15.72 

2013 Q4 24 111,949 6,200 4.7 105,749 94.5 1,200 1,200 0 $15.26   
Note: red indicates a loss or reduction in building space 
Source: CoreLogic, 2018 

The location of existing office space is shown in the following graphic.  Most of the existing offices are 
located along U.S. 41 and College Avenue and cater to the immediate local demand.  The graphic also 
highlights (in red) the location of older single-story office space (Class C as shown in the graphic’s legend) 
indicating they are oriented toward local versus regional demand.  Transportation improvements are 
needed to support future growth, especially in downtown Ruskin. 
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Figure 15: Ruskin Office Locations 

 

 
RETAIL 
Ruskin had 68 retail stores and 30 food and drink establishments in 2017 based on ESRI data.  Its retail 
trade and food/drink demand equaled $249.3 million of which $117.6 million was spent locally. Based on 
its demand and supply numbers, Ruskin has a retail trade GAP11 of $131.8 million and food and drink GAP 
of $11.6 million.  A positive retail GAP means there is an opportunity for future growth in retail stores. 
Most of Ruskin’s demand is met in Sun City Center, to the east, and Apollo Beach to the north. 

 

  

                                                           
11 GAP refers to an analysis of the difference between retail supply and demand or its gap. 



Ruskin Community Profile 
 

Strategic Planning Group, Inc.; Wade Trim Page 30 
 

Table 21: Ruskin Retail Demand and Supply, 2017 

2017 Industry Summary

Total Retail Trade and Food & Drink 44-45,722
Total Retail Trade 44-45
Total Food & Drink 722

Demand
(Retail Potential)

Supply
(Retail Sales)

Retail Gap Leakage/Surplus
Factor

Number of
Businesses

$249,353,019 $117,564,722 $131,788,297 35.9 98
$225,250,494 $105,110,331 $120,140,163 36.4 68

$24,102,525 $12,454,390 $11,648,135 31.9 30
Source: ESRI Business Analyst, 2019 

Retail Trade is defined under the North American Industry Classification System (NAICS) as code 44-45. 
NAICS is the standard used by Federal statistical agencies in classifying business establishments for the 
purpose of collecting, analyzing, and publishing statistical data related to the U.S. business economy. 

The Retail Trade sector comprises establishments engaged in retailing merchandise, generally without 
transformation, and rendering services incidental to the sale of merchandise. 

The retailing process is the final step in the distribution of merchandise; retailers are therefore organized 
to sell merchandise in small quantities to the general public. This sector comprises two main types of 
retailers: store and nonstore retailers. 

Food & Drink Establishments are defined by NAICS code 722: 

Industries in the Food Services and Drinking Places subsector prepare meals, snacks, and beverages 
to customer order for immediate on-premises and off-premises consumption. There is a wide 
range of establishments in these industries. Some provide food and drink only; while others 
provide various combinations of seating space, waiter/waitress services, and incidental amenities, 
such as limited entertainment. The industries in the subsector are grouped based on the type and 
level of services provided. The industry groups are full-service restaurants; limited-service eating 
places; special food services, such as food service contractors, caterers, and mobile food services; 
and drinking places. 

The following table shows Ruskin’s retail gap at the three-digit NAICS level.  At the three-digit level, only 
food and beverage stores show a negative gap meaning that existing stores are selling (supply) more than 
Ruskin’s demand.  This implies that area stores are selling goods to employees that reside outside of 
Ruskin. 
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Table 22: Retail GAP Analysis (3 Digit NAICS), 2017 

2017 Industry Group NAICS

Motor Vehicle & Parts Dealers 441
Furniture & Home Furnishings Stores 442
Electronics & Appliance Stores 443
Food & Beverage Stores 445
Health & Personal Care Stores 446
Gasoline Stations 447
Clothing & Clothing Accessories Stores 448
Sporting Goods, Hobby, Book & Music 451
General Merchandise Stores 452
Miscellaneous Store Retailers 453
Nonstore Retailers 454
Food Services & Drinking Places 722
Data Note: Supply (retail sales) estimates sales to consumers by establishments. Sales to businesses are excluded. Demand (retail potential) estimates the 
expected amount spent by consumers at retail establishments. Supply and demand estimates are in current dollars.  The Leakage/Surplus Factor presents a 
snapshot of retail opportunity. This is a measure of the relationship between supply and demand that ranges from +100 (total leakage) to -100 (total 
surplus). A positive value represents 'leakage' of retail opportunity outside the trade area. A negative value represents a surplus of retail sales, a market 
where customers are drawn in from outside the trade area. The Retail Gap represents the difference between Retail Potential and Retail Sales. Esri uses 
the North American Industry Classification System (NAICS) to classify businesses by their primary type of economic activity. Retail establishments are 
classified into 27 industry groups in the Retail Trade sector, as well as four industry groups within the Food Services & Drinking Establishments subsector. 
For more information on the Retail MarketPlace data, please click the link below to view the Methodology Statement. 
http://www.esri.com/library/whitepapers/pdfs/esri-data-retail-marketplace.pdf
Source: Esri and Infogroup.  Esri 2018 Updated Demographics.  Esri 2017 Retail MarketPlace. Copyright 2018 Esri. Copyright 2017 Infogroup, Inc. All rights 
reserved.

$24,102,525 $12,454,390 $11,648,135 31.9 30
$5,505,252 $0 $5,505,252 100.0 0
$9,019,373 $4,750,436 $4,268,937 31.0 13

$36,953,246 $7,501,283 $29,451,963 66.3 4
$5,523,663 $1,432,190 $4,091,473 58.8 5

$11,243,465 $2,626,728 $8,616,737 62.1 4

$14,429,911 $2,219,406 $12,210,505 73.3 2
$23,928,193 $5,737,035 $18,191,158 61.3 2

$39,136,829 $55,911,883 -$16,775,054 -17.6 11
$6,488,771 $306,100 $6,182,671 91.0 1
$8,261,831 $6,405,335 $1,856,496 12.7 6

Demand
(Retail Potential)

Supply
(Retail Sales)

Retail Gap Leakage/Surplus
Factor

Number of
Businesses

$49,069,200 $7,560,302 $41,508,898 73.3 8

 

Industries in the Food and Beverage Stores subsector (NAICS 441-454) usually involve retail food and 
beverage merchandise from fixed point-of-sale locations. Establishments in this subsector have special 
equipment (e.g., freezers, refrigerated display cases, refrigerators) for displaying food and beverage 
goods. They have staff trained in the processing of food products to guarantee the proper storage and 
sanitary conditions required by a regulatory authority. 

Ruskin had 30 food and drink stores (NAICS 722) and within NAICS 441-454 the community had 13 
miscellaneous stores (florists, office supply, gift shops, and used merchandise), 11 food and beverage 
stores, 8 motor vehicle and repair shops, and a small number of other retail establishments shown in table 
22 above. 

As shown on the following page, all but Food and Beverage Stores potentially show an opportunity for 
growth, however, that demand is currently being met within the retail sector in Sun City Center and Apollo 
Beach. 
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Figure 16: Retail Leakage by Subsector 

 
Source: ESRI Business Analyst, 2018 

 

Figure 17: Retail Leakage (GAP) by Industry Group 

 
Source: ESRI Business Analyst, 2018 
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UNEMPLOYMENT/AREAS OF CONCERN 
Unemployment data for Ruskin is dated and does not reflect the current employment trends for Florida 
or Hillsborough County.  Historical data shows Ruskin is a bedroom community in which 91 percent12 of 
its residents work outside of the Community. 

Figure 18:  Ruskin Unemployment by Area 

 

                                                           
12 Based on U.S. Census Bureau’s “OnTheMap” 2015 data previously presented 
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The Hillsborough County City-County Planning Commission has delineated communities of concern 
reflecting employment and social issues.  The next figure delineates those areas within Ruskin. A 
Community of Concern is a census block group that has a high proportion of two or more protected 
classes, such as racial minorities, low-income groups, persons with disabilities, and those with limited 
English proficiencies. 

The graphic shows that a large part of Ruskin is considered a Community of Concern. 

 
Figure 19: Communities of Concern
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ENVIRONMENT 
Ruskin has significant environmental assets, as commented in the SWOT analysis and the Ruskin 
Community Plan.   

Because the Community is bordered by both Tampa Bay and the Little Manatee River, a large percentage 
of its land falls within the Coastal High Hazard Area and is subject to flooding.   

Figure 20: Ruskin Coastal High Hazard Area 
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The Ruskin community is largely located within the Flood Zones shown below. 

Figure 21: Ruskin Flood Zones 
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The following graphic shows the various wetlands found in Ruskin.  It is interesting to note that a 
significant portion of the designated wetlands is catchment area for subdivisions. 

Figure 22: Ruskin Wetlands 

 



Ruskin Community Profile 
 

Strategic Planning Group, Inc.; Wade Trim Page 38 
 

Ruskin has significant wildlife habitats that are mostly found along Tampa Bay and rivers and streams.  As 
shown below, the largest habitats are located on the western and southern community borders. 

Figure 23: Significant Wildlife Habitat
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EXISTING LAND USE 
The existing land uses in Ruskin largely follow the environmental conditions previously discussed. 

The bright blues areas which are Public/Quasi Public/Institutional uses reflect Ruskin’s significant wildlife 
habitats, while the lime green areas reflect agricultural areas, the prime area being southeast of I-75 which 
lies outside the Urban Service Area. Much of the agricultural lands on the west side of I-75 are being held 
for future development. 

Figure 24: Ruskin Existing Land Use 
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The largest single land use is Agriculture (zoned and not zoned) which represents 28.6 percent of Ruskin’s 
acreage followed by residential which at 23.5 percent (vacant non-residential accounts for another 6.09 
percent) and public/semipublic uses which contain 17.4 percent.  Industrial lands account for 191 acres 
(1.79 percent), office/retail uses account for 404 acres (3.1 percent) with vacant non-residential uses 
accounting for another 187 acres (1.43 percent).  Total office/retail and industrial lands account for a total 
of 6.3 percent of Ruskin’s acreage. 

Table 18: Ruskin Land Use by Acreage 

Land Use Type Acres %
Acreage Not Zoned For 
Agriculture 981 7.52%
Agricultural 2,749 21.06%
Centrally Assessed 0 0.00%
Industrial 191 1.46%
Institutional 234 1.79%
Mining 0 0.00%
Other 16 0.12%
Public/Semi Public 2,276 17.44%
Recreation 201 1.54%
Residential 3,069 23.52%
Retail/Office 404 3.10%
Row 20 0.15%
Vacant Residential 795 6.09%
Vacant Non-Residential 187 1.43%
Water 0 0.00%
Parcels with No Value 179 1.37%  

Source: Hillsborough County City-County Planning Commission; Wade Trim; 2019 

 
ZONING 
As discussed above, the southeast part of Ruskin falls outside the Urban Service Boundary, which limits 
its ability to develop. Ruskin’s zoning map reflects the recent growth in Ruskin, which has predominately 
occurred in planned developments. 
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Figure 25: Ruskin Zoning 
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RUSKIN COMMUNITY INFRASTRUCTURE 
As discussed in the SWOT analysis, connectivity is an issue within Ruskin and reflects the recent growth of 
the Community.  The large numbers of recent planned developments have not been connected nor have 
direct access to HART stops, as shown.  Bike lanes are very limited, and only two trails exist with the 
eastern trail somewhat removed from the community. 

Figure 26: Ruskin Existing Connectivity
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Ruskin’s existing transit routes are delineated on the following graphic. HART transit stops are limited, as 
are Express routes. 

Figure 27: Ruskin Existing Transit Routes 
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FUTURE TRANSPORTATION AND CONNECTIVITY IMPROVEMENTS 
The following graphic shows both existing and proposed connectivity improvements. As can be seen, trails 
and side paths are limited today, and too few are planned for in the future. 

Figure 28: Existing and Future Connectivity  
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RUSKIN COMMUNITY FACILITIES/SERVICES 
PARKS 
Ruskin has several parks, the largest of which is the EG Simmons regional park, as shown below. 

Figure 29: Ruskin Area Parks 
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RUSKIN SCHOOLS 
The following graphic shows the schools serving Ruskin.  Three of the schools are new, including 
Thompson Elementary, Lennard High School, and Hillsborough Community College South Campus.  School 
grades are an important factor in growing residential areas as well as overall economic development.  As 
shown in the following table, Ruskin schools, while improving, are still at best average.  As of 2018, the 
schools' grades were C’s with one D. 

Table 19: Ruskin School Grades, 2015-2018 

School 2018 2017 2016 2015
Ruskin Elementary C D C F

Thompson Elementary D D D F
Beth Shields Middle C D D D
Lennard High School C C C C

Grades

 
Source: Florida Department of Education, 2019 

Figure 30: Ruskin School Locations 
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HOSPITALS 
Ruskin is served by two local hospitals.  The regional hospital is in Brandon. 

Figure 31: Hospitals Serving Ruskin 
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RUSKIN CAPITAL IMPROVEMENTS 
Ruskin has over $115 million in capital improvements in construction or planning.  The biggest expenditure 
is for expansion of the wastewater treatment plant.  Other capital improvements are for potable water 
improvements, drainage improvements, and improvements to the Ruskin Commongoods boat ramp.  The 
most recent data shows that the Ruskin area has 19 capital improvement projects (shown on the following 
map), of which 17 are identified within the Ruskin Community Planning Area, one as Countywide, and one 
within the Apollo Beach Community Planning Area.  

Figure 32: Ruskin Area Capital Improvements (CIP) 

 
 
 
  
 

 

 

 

 

 

 

Source: Hillsborough County City-County Planning Commission, 2019 
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The following is a list of the CIP projects identified on the previous page: 

1. Project:  105 24th Ave SW Culvert Replacement (CIP #:  46142120) 
Project Type:  Culvert Repair and Replacement 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

2. Project:  19th Avenue NE Road Widening - US 41 to US 301 (PDandE Only) (CIP #:  69640000) 
Project Type:  Major Road Widening 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Planning 

3. Project:  19th Avenue Wastewater Forcemain (CIP #:  10243000) 
Project Type:  Waste Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

4. Project:  19th Avenue Water Transmission Main (I-75 to US 41) (CIP #:  31982000) 
Project Type:  Potable Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

5. Project:  24th Ave SE and 33rd St SE Culvert Renewal and Replacement (CIP #:  46142159) 
Project Type:  Culvert Repair and Replacement 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Closeout 

6. Project:  2nd St. NE & Shell Pt. Rd. ACP & Valve Replacement (CIP #:  3197716003) 
Project Type:  Potable Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Design 

7. Project:  6th Street SE Resurfacing Project (CIP #:  69631056) 
Project Type:  Roadway Resurfacing 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

8. Project:  Bridge #104329 Stephens Road Repair (CIP #:  62120170) 
Project Type:  Bridge 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Planning 

9. Project:  Bridge No. 104317 - 2nd Street SE over Ruskin Inlet Replacement (CIP #:  69633000) 
Project Type:  Bridge 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

10. Project:  Countywide Potable Water Quality Monitoring (CIP #:  31987000) 
Project Type:  Potable Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Countywide 
Current Project Phase:  Construction 

11. Project:  EG Simmons/ECO Tourism (CIP #:  83247000) 
Project Type:  Parks and Recreation 
Project Fact Sheet (Printable):  Link 
Community Area:  Apollo Beach 
Current Project Phase:  Closeout 

12. Project:  Ruskin Commongoods Boat Ramp (CIP #:  83268000) 
Project Type:  Parks and Recreation 
Project Fact Sheet (Printable):  Link 

https://maps.hillsboroughcounty.org/cip_documents/factsheets/__46142120.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__69640000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__10243000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__31982000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__46142159.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__3197716003.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__69631056.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__62120170.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__69633000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__31987000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__83247000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__83268000.pdf
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Community Area:  Ruskin 
Current Project Phase:  Procurement 

13. Project:  SC Water Repump Station WTM to 19th Avenue (CIP #:  31969000) 
Project Type:  Potable Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

14. Project:  South Coast Greenways Trail Connection Phase 1A (Shell Point Rd. to 19th Ave.) (CIP 
#:  69659001) 
Project Type:  Pedestrian and Bike Facilities 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Design 

15. Project:  South Coast Greenways Trail Phase 1B (Ruskin) (CIP #:  69659002) 
Project Type:  Pedestrian and Bike Facilities 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Design 

16. Project:  South County Potable Water Repump Station Expansion (CIP #:  32001000) 
Project Type:  Potable Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Planning 

17. Project:  South County Repump Station Chemical Addition and Yard Piping (CIP #:  31999000) 
Project Type:  Potable Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

18. Project:  South County WWTP Expansion Project (CIP #:  10143000) 
Project Type:  Waste Water 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Construction 

19. Project:  White Heron Blvd SMI Drainage Improvements (CIP #:  46139091) 
Project Type:  Drainage and Water Quality Improvements 
Project Fact Sheet (Printable):  Link 
Community Area:  Ruskin 
Current Project Phase:  Design 

 
More details on the CIP are provided on the following page: 

  

https://maps.hillsboroughcounty.org/cip_documents/factsheets/__31969000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__69659001.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__69659002.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__32001000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__31999000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__10143000.pdf
https://maps.hillsboroughcounty.org/cip_documents/factsheets/__46139091.pdf
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Table 20: Ruskin Capital Improvements 
Project Project Type Project Description Planning Stage Date Construction Budget Funding 

Source
South County WWTP 
Expansion Project

Waste Water Expand the existing South County Regional Advanced Wastewater 
Treatment Plant from 4.5 million gallons per day (MGD) to 10 MGD.  The 
design of the expansion should consider new technologies including 
membrane biological reactor (MBR) treatment processes

Procurement/ 
PreConst

10/2/2019 8/4/2014 $102,181,670 PUD

South Hillsborough Aquifer 
Recharge Expansion (SHARE)

Reclaimed Water This project is for the investigation, design, and construction of 
additional reclaimed water recharge wells, transmission mains, and 
interconnects in the South-Central service area.  This is for expansion of 
the South Hillsborough Aquifer Recharge Proje

Design 4/15/2018 4/22/2019 $8,490,959 PUD

Countywide Potable Water 
Quality Monitoring

Potable Water Replace the old potable water monitoring equipment with new 
monitoring and communication equipment.  The old equipment has 
reached the end of its useful life and is not reliable.

Construction 11/5/2018 4/3/2017 $1,909,280 PUD

Countywide Potable Water 
Quality Monitoring

Potable Water Replace the old potable water monitoring equipment with new 
monitoring and communication equipment.  The old equipment has 
reached the end of its useful life and is not reliable.

Construction 11/5/2018 4/3/2017 $1,909,280 PUD

South County Repump Station 
Chemical Addition and Yard 
Piping

Potable Water This project consists of the addition of chemical feed systems and yard 
piping to the South County Potable Water Repump Station.  This project 
is needed to increase chloramine residual in the southern portion of the 
service area.

Procurement/ 
PreConst

4/12/2019 10/15/2018 $189,017 PUD

5th Ave NW W & 2nd St NW 
CRRP

Culvert Repair and 
Replacement

Replace CD with equal RCP/ERCP as scoped. Construction 8/9/2018 2018 $25,000 PWD

South Shore Service Center 
Chiller Replacement (R3M)

Government 
Facilities

Replacement of the HVAC system that have reached their useful life 
expectancy.

Closeout 6/20/2018 1/7/2018 $300,000 REFS

Ruskin Commongoods Boat 
Ramp

Parks Enhance and improve the existing boat ramp with associated amenities 
as necessary.

Procurement 12/31/2018 3/30/2018 $550,000 REFS

24th Ave SE & 33rd St SE Culvert Repair and 
Replacement

Replace CD with equal RCP/ERCP as scoped. Planning 9/6/2018 2018 $90,000 PWD

Source: Hillsborough County City-County Planning Commission, 2019
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RUSKIN 2060 POPULATION DENSITY 
The following graphic shows Ruskin’s projected 2060 population density as calculated by the number of 
residents per acre. 

Figure 33: Ruskin 2060 Population Density
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BUILDOUT ANALYSIS 
FUTURE LAND USE/BUILDOUT ANALYSIS 
Based on the approved Future Land Use Map, Ruskin has a potential buildout of 142,000 residents based 
on 3.0 persons per household (PPH) and 120 million square feet of non-residential space (future buildout 
should be a mix of residential and non-residential maximum buildout calculations).   It should be noted 
that these calculations are based on maximum allowable densities, which are not realistic for this area. 

Table 21: Future Land Use Buildout Analysis 

Future Land Use Description
Parcel 
Count Acres

Residential 
DU Max

Population   
(3.0 PPH)

Non-Residential  
Sq. Ft. Max

Agricultural/Rural 1/5 (.25 FAR) 32 830 166 498 9,038,700
Community Mixed Use 12 (.50 FAR) 70 180 2,160 6,480 3,928,500
Light Industrial (.50 FAR) 22 54 N/A N/A 1,176,120
Light Industrial Planned (.50 FAR) 7 43 N/A N/A 936,540
Natural Preservation 98 1,264 N/A N/A N/A
Office Commercial (.75 FAR) 186 234 4,680 14,040 7,644,780
Public/Quasi-Public 18 80 N/A N/A *
Residential  1 (.25 FAR) 267 1,143 1,143 3,429 12,447,270
Residential   2 (.25 FAR) 163 278 556 1,668 3,027,420
Residential   4 (.25 FAR) 4,331 3,144 12,576 37,728 34,238,160
Residential   6 (.25 FAR) 3,057 1,042 6,252 18,756 11,347,380
Residential  12 (.35 FAR) 926 628 7,536 22,608 13,677,840
Suburban Mixed Use 6 (.35 FAR) 2,080 2,044 12,258 36,774 22,248,270
Total 11,257 10,966 47,327 141,981 119,710,980
Footnote:  * Intensities of public facilities shall be guided by the FAR     

Source: Hillsborough County City-County Planning Commission; Wade Trim; 2019 

 
The following graphic shows Ruskin’s Future Land Use Map. 
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Figure 34: Ruskin Future Land Use Map (Buildout)  
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SOUTHSHORE CORPORATE PARK BUILDOUT ANALYSIS 
SouthShore Corporate Park is a Development of Regional Impact, and as part of its Development 
Agreement, it can switch land uses based on an equivalency matrix.  This was most recently done on 
August 29, 2018.   The following table is based on the entitlement changes made in August 2018. 

Table 22: SouthShore Corporate Park 

Land Use
Total Amount 

Approved
Currently 

Developed Remaining

Population 
Entitled   

(3.0 PPH)
Population 
Remaining

Industrial (GSF) 3,742,220 1,256,206 2,486,014 * *
Office (GSF) 556,000 0 556,000 * *
Commercial (GSF) 315,000 2,794 312,206 * *
Residential/MF (units) 892 120 772 2,676 360
Residential/SF (units) 749 510 239 2,247 1,530
Hotel (rooms) 150 0 150 * *
College (students) 2,800 500 2,300 N/A N/A
Footnote: * SouthShore Commerce Park is a Development of Regional Impact and can change land uses using its development equivalent matri 
Source: Hillsborough County City-County Planning Commission; Wade Trim; 2019 

The following figure shows the SouthShore Corporate Park Buildout Analysis. 

Figure 35: SouthShore Corporate Park Buildout 
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COLLEGE AVENUE CORRIDOR BUILDOUT ANALYSIS 
The College Avenue corridor contains approximately 767 acres.  Based on its Future Land Uses, the 
corridor at maximum development (density) could accommodate 5,228 dwelling units (housing 15,684 
residents and 9.5 million square feet of non-residential square feet of space.  Given the large number of 
separate parcels, that level of development is not feasible, especially non-residential square feet. 

Table 23: College Avenue Buildout Analysis 

Land Use Acres
Residential 

DU Max

Population 
Entitled   

(3.0 PPH)

Non-
Residential 
Sq.Ft. Max

Community Mixed Use 12 (.50 FAR) 46.02 552 1,656 1,001,880
Office Commercial 20 (.75 FAR) 1.75 20 60 32,670
Public/Quasi Public 15.28 N/A N/A *
Residential 12 (.35 FAR) 74.31 888 2,664 1,611,720
Residential  4 (.25 FAR) 0.49 0 0 0
Suburban Mixed Use (.35 FAR) 629.01 3,768 11,304 6,849,810
Total 766.86 5,228 15,684 9,496,080
Footnote:  * Intensities of public facilities shall be guided by the FAR  

Source: Hillsborough County City-County Planning Commission; Wade Trim; 2019 

The following figure delineates the College Avenue Corridor and the buildout analysis. 

Figure 36: College Avenue Corridor Buildout Analysis 
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RUSKIN TOWN CENTER DISTRICT 
The Town Center District contains approximately 67 acres but is divided into a large number of individual 
land parcels.  The District’s Future Land Uses (buildout) allow for a maximum of 1,148 dwelling units 
(potential housing of 3,444 residents and 1.9 million square feet of non-residential space) based on its 
Overlay District.  

Table 24: Ruskin Town Center District Buildout 

Land Use Acres
Residential 

DU Max

Population 
Entitled   

(3.0 PPH)

Non- 
Residential 
Sq. Ft. Max

Office Commercial 20 (.75 FAR) 49.97 980 2,940 1,600,830
Residential 12 (.35 FAR) 14.80 168 504 304,920
Total 64.77 1,148 3,444 1,905,750  

Source: Hillsborough County City-County Planning Commission; Wade Trim; 2019 

The District’s parcels depths and overall sizes are not conducive to allow for the achievement of this 
density of development, assuming that level of demand could be achieved.  As mentioned, transportation 
improvements are needed if the District is to achieve regional visibility and accessibility. 

The graphic on the following page shows the Ruskin Town Center District buildout.  
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Figure 37: Ruskin Town Center District Buildout
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SWOT DETAILED DATA 
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ESRI DATA 
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