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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Academy of Montessori 
International Inc. 

Zoning:                              AS-1 

FLU Category: RES-6 

Service Area: Rural

Site Acreage: 3.11 +/- 

Community Plan Area: Wimauma

Overlay: None

Special District: None

Request: Special Use Permit for a School

Location: 12945 Morris Bridge Rd. | Thonotosassa Folio: 59953.0000

Request Details:

The applicant is requesting approval for a Special Use to allow for a Private School (K-12) with a maximum planned 
capacity of 75 students with a maximum of 30 students for the high school. In addition to renovating the existing 
building for classrooms there will be an accessory outdoor recreation area, covered tennis courts, clubhouse, 
restrooms, inside storage related to the school, greenhouse and parking areas. 

The property is currently developed with a single-family home which will be converted into a +/-5,400-square-foot 
school building along with accessory structures for a total of 6,740 square feet comprising the school and related 
structures.

Setbacks: Proposed Setbacks Proposed Buffer/Screening

North 50 feet 
(Morris Bridge Road Front)

Urban Scenic Roadway: 
1 street tree per every 40 ft.

1 canopy tree for per every 50 ft. 
South 50 feet (Rear) 10-foot-wide buffer with Type “A” Screening

East 15 feet (Side) 10-foot-wide buffer with Type “A” Screening

West 15 feet (Side) 10-foot-wide buffer with Type “A” Screening

Additional Information:
Waiver(s) to the Land Development Code None requested as part of this application.
Variances(s) to the Land Development 
Code None requested as part of this application.

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, Subject to Conditions
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:

Adjacent and nearby land uses consist of a mixture of single-family residential, mobile homes, undeveloped areas 
and conservation land located to the south of the subject site owned by Southwest Florida Water Management 
District.
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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: Residential-6 (RES-6)  

Maximum Density/F.A.R.: 6 DU/ Acre               
0.25 FAR

Typical Uses:
Residential, suburban scale neighborhood commercial, office uses, multi-
purpose projects, and mixed-use development.  Nonresidential 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 1 DU/ 7,000 SF Residential, Single-Family 
Conventional/(MH)

Mobile Homes (Western), 
Vacant (Eastern)

PD 92-0182 12 DU/acre
Mobile Home Park and 
accessory uses to serve 

park residents
Mobile Homes

South AS-1 1 DU/ acre Agricultural, Single-Family Vacant 

East 
AS-1 1 DU/ acre Agricultural, Single-Family Vacant

RSC-4 MH 1 DU/ 10,000 SF Residential, Single-Family 
Conventional

Single Family Residential, 
mobile homes and vacant
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AR 1 DU/ 5 acres 
 Agricultural Rural 

Southwest Florida Water 
Management District— 

Vacant 

West AS-1 1 DU/ 7,000 SF Agricultural, Single-Family Single Family Residential  
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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 REQUESTED WAIVERS TO LDC SECTION 6.11.XX (IF APPLICABLE) 
Requested Waiver: N/A Result 
  
Justification: 
 
 
 
 
 
 
 
 
 
 
 
 

 
4.0 REQUESTED VARIANCES (IF APPLICABLE) 
LDC Section: LDC Requirement: Variance: Result: 
 
 
N/A 

   

 
 
 

   

 
 
 

   

 
 
 

   

*The applicant has provided variance criteria responses with their application.  The hearing officer will be required to 
make a separate decision on each variance in conjunction with the subject Special Use application. 
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5.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  
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6.0 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 

 
 

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 Transportation report.  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees: 
N/A 

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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7.0 IMPLEMENTATION RECOMMENDATIONS   
 
7.1 Compatibility  
 
This Special Use Permit shall be limited to a Private School (K-12) with a maximum planned capacity of 75 students and 
accessory structures including tennis courts as shown on the site plan. Surrounding uses include a mobile home park 
located directly north of the subject site, undeveloped property immediately to the east. Overall, there are several 
mobile homes in proximity along with single-family homes and then Southwest Florida Water Management District lands 
located to the north, south, and east.   
 
West of the subject property is a single-family home, and +/-215-feet further west of the subject site is the location of 
PD 23-0422 approved for four soccer fields with 10 players per field and limited to 51 parking spaces. Per proposed 
conditions of approval for SU-SCH 25-0787, the applicant will be required to provide a sidewalk along Morris Bridge Road 
from the subject site to the soccer fields. Further west is more Southwest Florida Water Management District lands land. 
Approximately two miles west of the subject property is the Morris Bridge Road and Interstate 75 interchange.   
 
Staff notes that the proposed school is located towards the front of the property, whereby the accessory structures 
including the tennis courts are located to the rear of the proposed school maintaining some distance from the adjacent 
existing single-family home and the Southwest Florida Water Management District located south. The applicant is 
proposing a condition to limit the hours of lighting for the tennis courts from 8 am to 10 pm, which is more restrictive 
than would normally be permitted. Per Hillsborough County LDC requirements, the tennis courts could be lighted from 
sunrise (with the latest sunrise being near 7:45 am in early March) to 11 pm. 
 
Per LDC Section 12, the term “childcare” includes kindergartens and subject to LDC Sec. 6.11.24 Childcare Centers 
including screening requirements for outdoor play areas utilized for the kindergarten students. The applicant will 
determine and confirm such areas utilized by the kindergarteners during site and construction plan review.   
 
Morris Bridge Road is designated an Urban Scenic Roadway and shall comply with the tree planting requirements during 
site and construction plan review. The subject property meets the requirements of Section 6.06.06 for Landscaping and 
Buffering. No changes to these conditions are being proposed. Should this application be approved, the site will be 
subject to site development review requirements. The conditions staff has proposed will set forth a framework for site 
development review (including but not limited to compliance with LDC Sections 6.11.88 and 6.03.13) and will be 
examined at the time of site and construction plan review. 
 
Transportation staff finds the request approvable subject to conditions of approval. Planning Commission staff finds the 
request supportable, subject to conditions of approval.  
 
 
 
 
7.2 Recommendation      
 
Based on the above findings, staff finds the Special Use request complies with LDC Section 6.11.88 Schools, and 
recommends approval, subject to the recommended conditions. 
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8.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the revised general site plan 
submitted on July 15, 2025. 
 

1. This Special Use Permit shall be limited to a Private School (K-12) with a maximum of 75 total students comprising 
up to a maximum of 30 students for the high school.   
 

2. Development shall be as generally depicted on the July 15, 2025, site plan including location of the tennis courts, 
the accessory structures.   

 
3. Buffering and screening between uses shall be provided in accordance with the requirements of LDC Section 

6.06.00. unless otherwise depicted on the general site plan. 
a. Morris Bridge Road is a designated Urban Scenic Roadway and shall be subject to the planting 

requirements of LDC Section 6.03.03.I.2.c. 
 

4. Development of the site shall be consistent with LDC Section 6.11.88 and 6.01.01; unless otherwise specified on 
the site plan. 
 

5. The maximum height of the tennis court facility covers shall not exceed 37 feet. 
 

6. If lighting is provided for the tennis courts, lighting shall be in compliance with LDC Section 6.10.00, exterior 
Lighting.  

a. The field lighting shall not exceed 1.0 f.c. at property lines next to any residential use or residentially 
zoned property or 2.0 f.c. at property lines next to any other property use. 

b. Tennis court lighting shall be limited to 8 am through 10 pm.  
 

7. The use of an amplification for music or announcements is not allowed. 
 

8. The school shall comply with LDC Section 6.11.24, including outdoor play areas located within 100 feet of a 
residential zoning district utilized by the kindergarten. The use of any outdoor play area by the kindergarten shall 
be limited to the hours between 8:00 a.m. and 7:00 p.m. Any play area used by the kindergarten shall be secured 
with a fence, wall, and/or gate in accordance with the Hillsborough County Child Care Facilities Ordinance.  

9. Parking shall be in accordance with Hillsborough County LDC Section 6.05.02 and as shown on the site plan. 
 

10. Pole signs shall be prohibited. 
 

11. The project site shall be permitted one full access from Morris Bridge Road. 
 

12. Construction access to the site shall be restricted to the vehicular access connection shown on the SU site plan 
and referenced in condition 11, above. 
 

13. The site shall be limited to a Private School with a maximum enrollment of 75 students in grade levels K-12. 
 

14. In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall preserve right of 
way along its Morris Bridge Road frontage such that a minimum of 55 feet of right of way is preserved south of 
the existing right of way centerline. The right of way preservation area shall be sown on all future site plans, and 
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building setbacks shall be calculated from the future right of way line. Only those interim uses allowed by the 
Hillsborough County Land Development Code shall be permitted within the preserved right of way. 
 

15. If SU-GEN 25-0787 is approved, the County Engineer will approve a Design Exception related to substandard 
road improvements on Morris Bridge Road. The developer shall construct improvements to Morris Bridge Road 
consistent with the Design Exception (dated June 6, 2025) and found approvable by the County Engineer (June 
23, 2025). The developer shall construct the following improvements: 

a. Install a sidewalk on the south side of Morris Bridge Road from the project site’s western boundary to 
the eastern boundary of PD 23-0422, along the frontage of Folio No. 59950.5000. 
 

16. Annually, at the beginning of each school year during the fourth week of class, the developer (at its sole expense) 
shall conduct traffic monitoring to assess the sufficiency of queueing both on-site and off-site at the project’s 
access point.  Such report shall be submitted to the Hillsborough County Development Service and Public Works 
Departments. This annual monitoring requirement shall remain in effect for one (1) year beyond the time the 
total enrollment reaches 75 students. In the event that significant off-site queueing of vehicles at arrival or 
dismissal times is found, the school shall be required to submit corrective measures, which could include 
staggered arrival/departure times and/or a revised on-site circulation plan to alleviate off-site queueing. Such 
revised plan shall be subject to review and approval by Hillsborough County Public Works. 
 

17. Event parking shall be provided in accordance with the Parking Plan (Sheet 2 of 3). Modifications to event parking 
plans shall be permitted, subject to review and approval of Hillsborough County Public Works. 
 

18. Access management, vehicle queuing, and staff placement shall occur consistent with the Queuing Plan (Sheet 
of 3 of 3). Modifications to this plan may be submitted consistent with Condition 6, above, or as otherwise 
approved by Hillsborough County Public Works. 
 

19. The private school shall not permit students to be dropped off outside of the school property, including along 
the property’s Morris Bridge Road frontage or within adjacent properties.  
 

20. Notwithstanding anything shown on the SU site plan or herein these conditions to the contrary, bicycle and 
pedestrian access shall be permitted anywhere along the Special Use boundaries. 

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

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

 
22. The construction and location of any proposed environmental impacts are not approved by this correspondence 

but shall be reviewed by Natural Resources staff through the site and subdivision development plan process 
pursuant to the Land Development Code. 

 
23. 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. 
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Zoning Administrator Sign-Off:  
Colleen Marshall
Wed Jul 16 2025 22:31:57  

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 obtaining all necessary building permits for on-site 
structures.  
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9.0 PROPOSED SITE PLAN, Page 1 of 3 (FULL): GENERAL SITE PLAN 
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9.0 PROPOSED SITE PLAN, Page 2 of 3 (FULL): PARKING PLAN
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9.0 PROPOSED SITE PLAN, Page 3 of 3 (FULL): CIRCULATION PLAN
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10.0 FULL TRANSPORTATION REPORT (see following pages) 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 07/15/2025 

REVIEWER: Jessica Kowal, Principal Planner AGENCY/DEPT: Transportation 

PLANNING AREA:  ER PETITION NO:  SU-GEN 25-0787 
 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

X  This agency has no objection, subject to the listed or attached conditions. 
 

  This agency objects for the reasons set forth below. 
 
CONDITIONS OF APPROVAL 

 
1. The project site shall be permitted one full access from Morris Bridge Road. 

 
2. Construction access to the site shall be restricted to the vehicular access connection shown on the 

SU site plan and referenced in condition 1, above. 
 

3. The site shall be limited to a Private School with a maximum enrollment of 75 students in grade 
levels K-12. 
 

4. In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall 
preserve right of way along its Morris Bridge Road frontage such that a minimum of 55 feet of 
right of way is preserved south of the existing right of way centerline. The right of way preservation 
area shall be sown on all future site plans, and building setbacks shall be calculated from the future 
right of way line. Only those interim uses allowed by the Hillsborough County Land Development 
Code shall be permitted within the preserved right of way. 
 

5. If SU-GEN 25-0787 is approved, the County Engineer will approve a Design Exception related to 
substandard road improvements on Morris Bridge Road. The developer shall construct 
improvements to Morris Bridge Road consistent with the Design Exception (dated June 6, 2025) 
and found approvable by the County Engineer (June 23, 2025). The developer shall construct the 
following improvements: 
 

a. Install a sidewalk on the south side of Morris Bridge Road from the project site’s western 
boundary to the eastern boundary of PD 23-0422, along the frontage of Folio No. 
59950.5000. 

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

its sole expense) shall conduct traffic monitoring to assess the sufficiency of queueing both on-site 
and off-site at the project’s access point.  Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments. This annual monitoring requirement shall 
remain in effect for one (1) year beyond the time the total enrollment reaches 75 students. In the 
event that significant off-site queueing of vehicles at arrival or dismissal times is found, the school 
shall be required to submit corrective measures, which could include staggered arrival/departure 
times and/or a revised on-site circulation plan to alleviate off-site queueing. Such revised plan shall 
be subject to review and approval by Hillsborough County Public Works. 
 



7. Event parking shall be provided in accordance with the Parking Plan (Sheet 2 of 3). Modifications 
to event parking plans shall be permitted, subject to review and approval of Hillsborough County 
Public Works. 
 

8. Access management, vehicle queuing, and staff placement shall occur consistent with the Queuing 
Plan (Sheet of 3 of 3). Modifications to this plan may be submitted consistent with Condition 6, 
above, or as otherwise approved by Hillsborough County Public Works. 
 

9. The private school shall not permit students to be dropped off outside of the school property, 
including along the property’s Morris Bridge Road frontage or within adjacent properties.  
 

10. Notwithstanding anything shown on the SU site plan or herein these conditions to the contrary, 
bicycle and pedestrian access shall be permitted anywhere along the Special Use boundaries. 
 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Special Use (SU) approval for a 75-student K-12 private school on a +/- 3.11-
acre parcel, zoned Agricultural, Single-Family (AS-1). The subject site is located on the south side of 
Morris Bridge Road, approximately 530 feet west of Hawk Hill Drive and 660 feet east of Verges Road.   
 
Trip Generation Analysis 
Staff has prepared a comparison of the potential trips generated by development under the current zoning 
district and with the proposed special use based upon the Institute of Transportation Engineer’s Trip 
Generation Manual, 11th Edition. 

Approved Zoning: 

Zoning, Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
3 Single-Family Detached Dwelling Units 
(LUC 210) 40 3 4 

Proposed Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
52 Student Private K-12 School 
(LUC 532) 186 72 13 

Trip Generation Difference: 

 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
Difference: +146 +69 +9 

 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 
The site has frontage on Morris Bridge Road, a 2-lane, undivided, publicly maintained, arterial roadway.  
The roadway is characterized by +/- 11-foot-wide travel lanes in above average condition, +/- 5-foot paved 
shoulders, with no sidewalks or bicycle facilities on either side of the road within the vicinity of the site 
and within +/- 60 feet of right of way. 
 
Along the project’s frontage, Morris Bridge Road is shown on the Hillsborough County Corridor 
Preservation Plan as a future 4-lane roadway. The typical section for 4-lane, divided roadway is TS-6 of 
the 2021 Hillsborough County Transportation Technical Manual, which requires a minimum of 110 feet of 
right of way. The site will be required to preserve 55 feet of right of way measured from the centerline of 



Morris Bridge Road. Only those interim uses allowed by the Hillsborough County Corridor Preservation 
Plan shall be permitted within the preserved right of way. The right of way preservation areas shall be 
shown on all future site plans, and building setbacks shall be calculated from the future right of way line.  
 
The Hillsborough County Capital Improvement Program has planned improvements for Morris Bridge 
Road from Interstate 75 to Pasco County Line (CIP # 69682020) including 9 miles of new speed 
management, lane departure, intersection widening, and bicycle facility improvements. The project 
schedule anticipates completion of construction for these improvements in Mid-2026.  
 
REQUESTED DESIGN EXCEPTION, SUBSTANDARD ROAD: Morris Bridge Road 
Given that the segment of Morris Bridge Road a substandard arterial roadway, the applicant’s Engineer 
of Record (EOR) submitted a Design Exception Request (dated April 30, 2025, and revised June 6, 2025) 
for the noted segment of Morris Bridge Road to determine the specific improvements that would be 
required by the County Engineer. 
Based on factors presented in the Design Exception Request, the County Engineer found the Design 
Exception approvable (on June 23, 2025) authorizing deviations from the County’s standards for an arterial 
roadway including:  
 

 The developer shall preserve the 11-foot-wide travel lanes; and,  
 

 The developer shall preserve the existing 5-foot-wide shoulders; and, 
 

 The developer shall not be required to install bike lanes; and, 
 

 The developer shall construct approximately 215 feet of off-site sidewalks on the south side of 
Morris Bridge Road west of the project site that will connect to the sidewalks required by PD 23-
0422 (Folio No. 59950.3000) along the frontage of Folio No. 59950.5000. 

 
SITE ACCESS 
The Special Use is proposed to have a full access connection to/from Morris Bridge Road. The applicant 
has submitted a transportation analysis demonstrating that turn lanes for this project are not warranted. 
 
QUEUING, CIRCULATION, AND EVENT PARKING 
The applicant submitted a traffic circulation and queueing plan (Sheet 3 of 3) to illustrate the flow of traffic 
during drop off and pick up for the school students. This plan meets Section 6.03.13.B. requirements for 
minimum queuing and stacking during the drop off and pickup period, providing 660 linear feet of vehicle 
stacking to meet the minimum required stacking. The plan also shows the location of staff monitoring and 
managing traffic flow and the pick-ups and drop-offs of students. On an annual basis and continuing until 
1 year after the private school reaches its maximum enrollment of 75 students, the developer will be 
required to assess the sufficiency of queuing both on and off-site at the project access point(s). Should 
deficiencies be found to exist, the school will be required to work with the Hillsborough County Public 
Works Department to identify and implement additional on or off-site corrective measures 
 
As required pursuant to Section 6.03.13.C. of the LDC, the applicant has submitted a Parking Plan, which 
includes the Event Parking Plan required by the LDC (see Sheet 2 of 3), and which demonstrates how 
extracurricular event parking will be accommodated within the site. 
 
TRANSIT FACILITIES 
Transit facilities are not required for the proposed project, consistent with Sections 6.02.17 and 6.03.09 of 
the Hillsborough County Land Development Code.   
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
The roadway level of service provided for Morris Bridge Road is for information purposes 
only. 



  

Generalized Level of Service 

  
Roadway 

  
From 

 
To 

  
LOS Standard 

Peak 
Hr. 

Directional 
LOS 

Morris Bridge 
Road 

I-75 Cross Creek 
Boulevard 

D F 

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



Unincorporated Hillsborough County Special Use Consistency Review

Hearing Date: July 28, 2025 

Report Prepared: July 15, 2025 

Case Number: SU 25-0787

Folio(s): 59953.0000

General Location: South of Morris Bridge Road 
and Citrus Knoll Circle

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-6 (6 du/ga; 0.25 FAR)

Service Area Rural

Community Plan(s) None

Special Use Request Special Use for a K-12 private school for a 
maximum planned capacity of 75 students

Parcel Size +/- 3.11 acres

Street Functional Classification Morris Bridge Road – County Arterial 
Citrus Knoll Circle – Local

Commercial Locational Criteria Not applicable

Evacuation Area None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives and Policies: 
The 3.11 ± acre subject site is located south of Morris Bridge Road and Citrus Knoll Circle. The site is in the 
Rural Area and is not located within the limits of any community plan. The subject site has a Future Land 
Use (FLU) designation of Residential-6 (RES-6) which allows for the consideration of agricultural, 
residential, neighborhood commercial, office uses, multi-purpose projects and mixed-use development. 
The applicant is requesting a Special Use permit for a K-12 private school for a maximum planned capacity 
of 75 students.  
 
FLUS Goal 2, FLUS Objective 2.1, FLUS Objective 2.2, and each of their respective policies establish the 
Future Land Use Map (FLUM) as well as the allowable range of uses for each FLU category. The character 
of each land use category is defined by building type, residential density, functional use, and the physical 
composition of the land. The integration of these factors sets the general atmosphere and character of 
each land use category. Each category has a range of potentially permissible uses which are not exhaustive 
but are intended to be illustrative of the character of uses permitted within the land use designation. 
According to Policy 4.6.1, residential-support uses is an allowable land use in any of the residential, 
commercial, and industrial land use plan categories. The proposal meets the requirements of the 
objectives and policies mentioned. 
 
According to Objective 1.2 of the Future Land Use Section (FLUS), the Rural Area is intended for long-term 
agricultural uses, large lot rural residential uses and undeveloped natural areas. Currently, the subject site 
has single-family uses. Single-family uses are to the north, east and west. Vacant land is also to the east 
and west. There is a mobile home park to the north across Morris Bridge Road. Public/quasi-

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-6 

 
AS-1  Single-Family Residential  

North Residential-6 PD + CN + RSC-6 + 
AS-1 + RSC-2  

Mobile Home Park + 
Single-Family Residential + 

HOA Property 
 

 

South Natural Preservation AS-1 + AR  Public/Quasi-
Public/Institutional  

East Resdiential-6 AS-1 + RSC-4 + RSC-
6 + RSC-2  Single- Family Residential 

+ Vacant Land  

West Residential-6  AS-1 + PD + RSC-2 + 
RSC-6  Single- Family Residential 

+ Vacant Land  
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public/institution uses are to the south. The proposed Special Use permit for a K-5 public charter school 
is compatible with the surrounding area and meets the intent of FLUS Objective 1.2. 
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Policy 4.1.1, 4.1.2, and 4.1.6). Transportation had no objection, however, 
noted that the request was subject to conditions. Since there was no objection, the proposal meets FLUS 
Policy 4.1.1, 4.1.2, and 4.1.6. 
 
Overall, staff finds that the proposed school is compatible with the existing development pattern found 
within the surrounding area. The proposed Special Use would allow for development that is consistent 
with the Goals, Objectives, and Policies of the Future Land Use Section of the Unincorporated Hillsborough 
County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Special Use CONSISTENT with the Unincorporated Hillsborough 
County Comprehensive Plan. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Rural Areas 
 
Objective 1.2: The Rural Area is intended to provide areas for long-term agricultural uses, large lot rural 
residential uses and undeveloped natural areas. 
 
Relationship to the Future Land Use Map 
  
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map.  
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities.  
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Section, that establish permitted land uses and maximum densities and 
intensities. 
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Policy 2.2.1: The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land. The integration of these factors sets the general 
atmosphere and character of each land use category. Each category has a range of potentially permissible 
uses which are not exhaustive but are intended to be illustrative of the character of uses permitted within 
the land use designation. Not all of those potential uses are routinely acceptable anywhere within that 
land use category. Other policy provisions of the Future Land Use Section may further limit or expand the 
uses, density and intensity of development.  
 
Compatibility 
 
Policy 3.1.1: Restrict incompatible land uses to protect established and planned neighborhoods and 
communities by utilizing planning principles that limit commercial development in residential Future Land 
Use categories. Commercial and mixed-use in residential Future Land Use categories shall be limited to 
neighborhood serving guided by the commercial locational criteria in Objective 4.7. 
 
Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided 
for as new development is proposed and approved through the use of professional site planning, buffering 
and screening techniques and control of specific land uses. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding 
development. Compatibility is defined as the characteristics of different uses or activities or designs which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Development  
 
Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan.  
 
Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
 
4.1.6: Existing and future land development regulations shall be made consistent with the Comprehensive 
Plan, and all development approvals shall be consistent with those development regulations per the 
timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and consistent with 
Comprehensive Plan policies, land development regulations shall be designed to provide flexible, 
alternative solutions to problems. 
 
Neighborhood and Community Development 
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Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through:  

a) The creation of like uses; and  
b) Creation of complementary uses; and 
c) Mitigation of adverse impacts; and  
d) Transportation/pedestrian connections; and  
e) Gradual transitions of intensity 

 
Neighborhood and Community Serving Uses 
 
Policy 4.6.1: Residential support uses (child care centers, adult care centers, churches, etc.) is an allowable 
land use in any of the residential, commercial and industrial land use plan categories. The facility shall be 
of a design, intensity and scale to serve the surrounding neighborhood or the non-residential development 
in which it occurs, and to be compatible with the surrounding land uses and zoning. 
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Montessori Tennis Academy - 12945 Morris Bridge Road 
 Special Use – Private School Project Description 

 
 
 
Introduction 

 

The Applicant, Academy of Montessori International, Inc. is requesting approval for a Special Use to allow for a 
Private School (K-12) for a maximum planned capacity of 75 students.  The Project Site is approximately 3.11 acres 
located at 12945 Morris Bridge Road in Hillsborough County, FL.  
 

The Parcel is designated as an AS-1 Agricultural, Single-Family zoning district. According to the Land Development 
Code, Section 2.02.02, Allowable Uses in Zoning Districts - private and charter schools (K-12) are permitted as a 
Special Use within the AS-1 zoning district.  Special Uses may be established in the AS-1 district, pursuant to a 
noticed public hearing and in conformance with the standards contained in Article VI.  
 
This application seeks approval for a Special Use to allow for a Private School (K-12) for a maximum planned 
capacity of 75 students with an accessory outdoor recreation area, covered tennis courts, clubhouse/restrooms, 
storage, and parking area.  The existing 5,400 sq. ft. residential building will be converted into a 5,400 sq. ft. private 
school building. There is also a 1,100 sq. ft. clubhouse and 240 sq. ft. greenhouse located on the site. The hours 
of operation shall be from 7:00 am to 6:00 pm. The tennis courts are for lessons and practice and will not be used 
for tournaments or special events.   Per the submitted Site Plan, there will be sufficient parking of 29 spaces 
provided (including 2 ADA spaces).   
 
There are no Waivers requested to the Land Development Code for the proposed site plan.  
 
The proposed site plan is designed to be consistent with the surrounding uses and to integrate seamlessly into the 
existing community. The proposed Special Use - Private School (K-12) ensures that residents have convenient 
access to essential services, enhancing their overall quality of life. 
 
Context of the Surrounding Area 
 

The approximately 3.11-acre site is located on the south side of Morris Bridge Road and approximately 680 feet 
east of Verges Road. The site is in the Rural Area and is not located in a Community Planning Area. The subject 
site is mainly surrounded by single-family residential homes, mobile homes, an approved soccer facility, and 
conservation land located to the south of the subject site owned by Southwest Florida Water Management District 
(SWFWMD). 
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Existing Conditions 

 
Table 1: Existing Site Information:  12945 MORRIS BRIDGE RD, THONOTOSASSA 

Folio Number: 059953.0000 
Pin #: U-05-28-20-ZZZ-000001-96260.0 
Gross Acreage: 3.11 acres 
Estimated Wetlands: ± 0.0 acres 
Net Developable Area: ± 3.11 acres 
Future Land Use Category: RES-6 
Existing Zoning: AS-1  
Proposed Special Use Private School (K-12) 
Community Plan: N/A 
Service Area:  Rural 
Utility Service  On-Site Well, On-Site Septic 
Maximum Density/Intensity:  Max. 6 du per acre / Max. 0.25 FAR 

 

Existing Future Land Use 
 

The subject site is within the Residential-6 (RES-6) Future Land Use (FLU) Category. Typical uses of RES-6 include 
residential, suburban, commercial, office, multi-purpose, and  mixed-use development. The RES-6 FLU category 
allows a maximum of 6 dwelling units per acre and a maximum 0.25 FAR.  
 
The proposed Special Use - Private School (K-12) is consistent and an allowable use with the underlying 
Residential-6 (RES-6) Future Land Use (FLU) Category.  
 

Compatibility with Adjacent Zoning and Uses 
 

The current zoning designation for the subject site is AS-1 Agricultural, Single-Family. The purpose of this district 
is to encourage agricultural and related uses and permit single-family conventional and mobile home development 
in a rural environment on parcels of at least one (1) acre. 
 

Table 2: Adjacent Land Use, Zoning, and Existing Uses 
 

Direction FLU 
Category 

Zoning District Existing Use 

Subject Site RES-6 AS-1 Residential and Accessory Uses 
North RES-6 PD 92-0182 Mobile Home Park 
East RES-6 AS-1 and RSC-4 MH  Residential, Mobile Homes 
South  RES-6 AS-1 SWFWMD land 
West RES-6 AS-1 and PD23-0422 Vacant and Soccer Facility 
 
The proposed Private School (K-12) development is consistent and compatible with the zoning regulations and 
land use of the adjacent parcels. The property to the east is zoned RSC-4 and contains residential mobile homes. 
The property to the north is a Mobile Home Park zoned PD 92-0182.  The property to the south is conservation 
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land owned by SWFWMD zoned AS-1 and AR. To the west, the property is also zoned AS-1 and PD23-0422 
approved to be developed as a Soccer Facility. The proposed Private School will complement this recreational use 
by providing additional green spaces and a cohesive land use design that fosters community engagement and 
outdoor activities. 
 
The proposed Private School will be compatible with existing residential use through established transition 
techniques and enhanced landscape buffering. The Site Plan will integrate landscape buffers, including a 30-foot 
scenic corridor landscape buffer fronting Morris Bridge Road, and 10-foot Type A landscape buffer on the sides 
and rear. These buffers will act as visual and noise barriers, ensuring the school blends seamlessly with the 
surrounding areas.  
 
Building setbacks shall comply with the Land Development Code (LDC) requirements for the AS-1 zoning district. 
A stormwater management pond will be strategically located at the rear of the site adjacent to land owned by the 
Southwest Florida Water Management District (SWFWMD).  
 
Development Standards 
 

The project Parcel is currently a residential home with accessory uses that is proposed to be converted into a 
Private School (K-12) with accessory tennis court facilities. The tennis courts will be covered to provide shade for 
the students. The covered courts will have a maximum height of 37 feet. The tennis court lighting shall be in 
compliance with LDC Section 6.10.3.l and Section 6.11.88. 
 
Site Features: The site includes stormwater management areas, landscape buffers, and preservation of significant 
trees. The project is located within flood zone ‘X’ and does not contain any historic landmarks or special zones. 
The stormwater ponds will be designed along the south project boundary. The perimeter landscape buffers will 
comply with the Hillsborough County standards. Utility service will be provided by an on-site well, on-site septic, 
and on-site fire storage tank. 

The proposed development standards are summarized below in Table 3.   
 
                 Table 3: Development Standards  
 

Total Acreage of Site 3.11  acres 
Wetlands 0.0 acres 
Buildable Uplands 3.11 acres  
Flood Zone Zone ‘X’ 
Minimum Building Setbacks  Front (East): 50’ 

Side (Street) (N): 15’ 
Side (Interior) (S): 15’ 
Rear (West): 50’ 

Maximum Building Height 50’ 
Parking To comply with LDC standards – 30 spaces (including 2 ADA spaces) 
Landscape Buffers To comply with LDC standards 
Utility Service (water and sewer) On-Site Well, On-Site Septic, and On-Site Fire Storage tank 
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Transportation Analysis 

 

A Transportation Analysis has been submitted with this General Special Use application.  The Transportation 

Analysis demonstrated turn lanes are not warranted for the proposed use on this site. A Design Exception was 

also submitted as part of the Transportation Analysis. The County Engineer found the Design Exception (DE) for 

SU-GEN 25-0787 Approvable. 
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