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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Navigator Academy of 
Leadership Southshore

Zoning: AS-1 

FLU Category: WVR-2 

Service Area: Rural

Site Acreage: 18.48

Community Plan Area: Wimauma

Overlay: None

Special District: None

Request: Special Use Permit for a 
School

Request Details:
The applicant is requesting special use approval for a public charter school with a maximum enrollment of 1,000 
students in grades K-8. The subject property covers 18.48 acres and is located along the east side of the S US Highway 
301 (US 301) Right-of-Way (ROW) with the Bishop Road ROW as the north boundary and the Ruth Morris Road ROW 
as the southern boundary. Of the 18.48 acres, the property contains approximately 11.69 acres of wetlands. If 
approved, the school would be limited to 65,000 square feet (SF) of gross floor area (GFA). The property’s AS-1 zoning
designation allows for private and charter schools as a special use in accordance with Land Development Code (LDC), 
Section 6.11.88.

SETBACKS REQUIRED/PROPOSED SETBACKS PROPOSED BUFFER/SCREENING

North 50’/964’ NA
South 50’/162’ NA

East 15’/215’ NA (Wetlands)

West 50’/163’ NA

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:
The subject property, fronting US 301, is located immediately east of Sun City Center and immediately south of 
Wimauma Downtown Subdistrict D. The predominate land uses in the area include single-family residential ranging in 
densities of 1 to 6 dwellings per acre, agriculture, and vacant land. The abutting roads to the north and south are 
classified as local roads.

North: The properties opposite of Bishop Road to the north are located within the Wimauma Downtown Subdistrict D 
– Downtown Residential Overlay District and are undeveloped.

South: The properties opposite of Ruth Morris Road to the south are developed for single-family use.

East: The adjoining property to the east is an unimproved private right-of-way. The land uses east of the private right-
of-way are a mix of residential and agriculture.

West: The properties to the west of US 301 include a portion of Sun City Center and are developed for residential use 
and the Little Manatee River State Park.
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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

Wimauma Village Residential-2

Maximum 
Density/FAR

Consideration of densities up to 2.0 dwelling units per gross acre may be achieved by demonstrating 
a Wimauma Village Plan concept and by providing community benefits identified in this Plan on at 
least 5.0 acres. Otherwise, the gross residential density may not exceed 1 dwelling unit per 5 gross 
acres. / FAR: 0.25

Typical Uses

Agriculture, residential uses and residential support uses, may be considered category wide.  
Commercial (except as limited by the Wimauma Community Plan), industrial and office uses may be 
considered within the Wimauma Downtown East District. Commercial locational criteria is waived for 
the Wimauma Downtown East District.
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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/FAR 

Permitted by Zoning District Allowable Use Existing Use

North
AS-1 1 DU per GA/FAR: NA Agriculture, Single-Family Undeveloped

PD 1110 NA Open Space/Ponds Undeveloped

South AS-1 1 DU per GA/FAR: NA Agriculture, Single-Family Residential, Single-Family

East AS-1 1 DU per GA/FAR: NA Agriculture, Single-Family Undeveloped

West

AR 1 DU per 5 GA/FAR: NA Agriculture, Single-Family Undeveloped

AS-1 1 DU per GA/FAR: NA Agriculture, Single-Family Undeveloped
PD 73-
0186 6 DU per GA/FAR: NA Single-Family Residential, Single-Family
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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  Result 
NOT APPLICABLE  
Justification: 
 
 
 
 
 
 
 
 
 
 
 
 
Requested Waiver Result 
NOT APPLICABLE  
Justification: 
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4.0 REQUESTED VARIANCES (IF APPLICABLE)
LDC Section: LDC Requirement: Variance: Result: 
 
NOT APPLICABLE
 
 

 
 
 
 

   

 
 
 

   

*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)  

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

US Highway 301 FDOT Principal 
Arterial - Rural

2 Lanes 
Substandard Road
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Bishop Road 
County 
Collector - 
Rural 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Ruth Morris Road County Local - 
Rural 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 170 13 17
Proposed 4,110 1,010 260 
Difference (+/1) +3,940 +997 +243 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X None None Meets LDC 
South X None None Meets LDC 
East  None None Meets LDC 
West  Pedestrian None Meets LDC 
Notes:
 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Bishop Road/Substandard Roadway Design Exception Requested Approvable 
Ruth Morris Road/Substandard Roadway Design Exception Requested Approvable 
Bishop Road/Access Spacing Administrative Variance Requested Approvable 
Notes:
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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

 

Environmental Services 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 

 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

Hillsborough County Sheriff’s Office  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

See Transportation 
Report

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  

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  
 
Staff finds the proposed school compatible with the mixture of residential uses in the area. The proposed playground 
area is placed behind the school, surrounded by wetlands and stormwater retention areas to avoid interference with 
any residential property in the area.  Additionally, staff finds the access to Bishop Road is essential and therefore the 
driveway to Bishop Road is exempt from the 30-foot wetland setback requirement. 
 
 
7.2 Recommendation      
 
Staff finds the application to be approvable, subject to conditions.    
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8.0 PROPOSED CONDITIONS 
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
on January 18, 2024. 

1. Development shall proceed as depicted on the general site plan. 

2. Enrollment shall be limited to 1,000 students in grades K-8. 

3. Gross floor area shall not exceed 65,000 square feet. 

4. The school facility shall be limited to 50 classrooms. 

5. All structures shall be located as depicted on the site plan. 

6. Parking shall be provided in accordance with LDC Section 6.05.00. Minor adjustments to parking, drive aisles, 
and queuing shown on the general site plan may be permitted to comply with the Suburban Scenic Roadways 
requirements within LDC Section 6.06.03.I.2.b. Minor adjustments shall maintain compliance with LDC Sections 
6.03.13 and 6.05.00. 

7. Buffering and screening shall be in accordance with LDC Section 6.06.06 and as shown on the site plan. 

8. If SU 23-0586 is approved, the County Engineer will approve a Design Exception related to the substandard road 
improvements on Ruth Morris Rd. The developer shall construct improvements to Ruth Morris Rd. consistent 
with the Design Exception (dated February 5, 2024) and found approvable by the County Engineer (February 6, 
2024). The developer shall construct the improvements consistent with the approved Design Exception, which 
includes: 

a. 11-foot-wide travel lanes, 

b. a 10-foot-wide eastbound left turn lane, 

c. a 10-foot-wide shared use path along the northside of the roadway, 

d. 2-foot curb and gutter, and 

e. 10-foot dedication of right-of-way along the roadway frontage. 

9. If SU 23-0586 is approved, the County Engineer will approve a Design Exception related to the substandard road 
improvements on Bishop Rd. The developer shall construct improvements to Bishop Rd. consistent with the 
Design Exception (dated February 5, 2024) and found approvable by the County Engineer (February 6, 2024). 
The developer shall construct the improvements consistent with the approved Design Exception, which includes: 

a. 11-foot-wide vehicular lanes, 

b. 7-foot buffered bike lanes, 

c. 2-foot curb and gutter, and 

d. 2-foot dedication of right-of-way along the roadway frontage. 

10. If SU 23-0586 is approved, the County Engineer will approve the Section 6.04.02.B. Administrative Variance 
(submitted on January 18, 2024), which was found approvable on February 6, 2024. Approval of this 
Administrative Variance will permit reduction of the minimum access spacing (between the Bishop Rd. project 
access and next closest existing driveway to the east) such that a minimum spacing of +/- 122 feet is permitted. 

11. Access management, vehicle queuing, and staff placement shall occur consistent with the School Circulation 
Plans (Site Plan, sheet 2 of 3), as applicable. Modifications to these plans may be permitted as approved by 
Hillsborough County Public Works.  
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12. Prior to opening of the school, the developer shall construct the following site access improvements on US Hwy 
301, which shall be subject to design review and approval by the Florida Department of Transportation during 
site/construction plan review: 

a. Construct a northbound to eastbound right turn lane at Ruth Morris Rd., and 

b. Construct a southbound to eastbound left turn lane at Ruth Morris Rd. 

13. Prior to opening of the school, the developer shall: 

a. Construct an eastbound to northbound left turn lane at the Ruth Morris Rd. project access connection, and 

b. Construct a westbound to southbound left turn lane and a westbound to northbound right turn lane at US 
Hwy 301. 

14. The developer/school operator shall conduct a signal warrants analysis at the intersection of US Hwy 301 and 
Bishop Rd, when the school reaches 80% of student capacity (800 students) or two (2) years after the school 
opens, whichever comes first. If said analysis finds that warrants are met, the developer/school operator shall 
be responsible for signalization of the intersection, subject to County and FDOT approval. 

15. Annually, at the beginning of each school year during the fourth week of class, the school shall conduct traffic 
monitoring to assess the sufficiency of queuing both on-site and off-site at the project access points. Such report 
shall be submitted to the Hillsborough County Development Services and Public Works Departments. The 
monitoring requirement shall remain in effect for one (1) year beyond the time the total enrollment reaches 
1,000 students. 

In the event that significant off-site queuing of vehicles at arrival or dismissal times is found, the school shall be 
required to submit corrective measures, which could include (but shall not be limited to) staggered 
arrival/departure times, police enforced traffic control, increasing and/or relocating on-site staff, and/or other 
revisions to the site and/or circulation plan which alleviates off-site queuing. Such revised plan(s) shall be subject 
to review and approval by Hillsborough County Public Works.  

16. Sidewalks shall be constructed along all project roadway frontages and the internal north-south driveway 
connection between Ruth Morris Rd. and Bishop Rd. as shown on the site plan. 

17. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental 
Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as 
proposed will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied 
or vested right to environmental approvals. 

18. The construction and location of any proposed wetland impacts are not approved by this correspondence but 
shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in Chapter 
1-11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish 
reasonable use of the subject property. 

19. Prior to the issuance of any building or land alteration permits or other development, the approved wetland / 
other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear on 
all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area" 
pursuant to the Hillsborough County Land Development Code (LDC). 

20. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal 
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the 
appropriate regulatory agencies. 

21. Wetlands or other surface waters are considered Environmentally Sensitive Areas and are subject to 
Conservation Area and Preservation Area setbacks. A minimum setback must be maintained around these areas 
which shall be designated on all future plan submittals. Only items explicitly stated in the condition of approval 
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or items allowed per the LDC may be placed within the wetland setback. Proposed land alterations are restricted 
within the wetland setback areas. 

22. 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. 

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

24. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land 
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned 
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted 
as the regulations in effect at the time of preliminary site plan/plat approval. 

 
 
 
 
 
 
 
 
 
 

Zoning Administrator Sign Off:  

Colleen Marshall
Thu Feb 15 2024 11:43:12  

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  

9.0 PROPOSED SITE PLAN (FULL) 
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10.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET 

TO: Zoning Technician, Development Services Department DATE: 2/14/2024 

REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR:  WM/South PETITION NO:  SU-GEN 23-0586 

  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 

 If SU 23-0586 is approved, the County Engineer will approve a Design Exception related to the 
substandard road improvements on Ruth Morris Rd. The developer shall construct improvements to 
Ruth Morris Rd. consistent with the Design Exception (dated February 5, 2024) and found approvable 
by the County Engineer (February 6, 2024). The developer shall construct the improvements consistent 
with the approved Design Exception, which includes: 

a. 11-foot wide travel lanes, 
b. a 10-foot wide eastbound left turn lane, 
c. a 10-foot wide shared use path along the northside of the roadway, 
d. 2-foot curb and gutter, and 
e. 10-foot dedication of right-of-way along the roadway frontage. 

 If SU 23-0586 is approved, the County Engineer will approve a Design Exception related to the 
substandard road improvements on Bishop Rd. The developer shall construct improvements to Bishop 
Rd. consistent with the Design Exception (dated February 5, 2024) and found approvable by the County 
Engineer (February 6, 2024). The developer shall construct the improvements consistent with the 
approved Design Exception, which includes: 

a. 11-foot wide vehicular lanes, 
b. 7-foot buffered bike lanes,  
c. 2-foot curb and gutter, and 
d. 2-foot dedication of right-of-way along the roadway frontage. 

 If SU 23-0586 is approved, the County Engineer will approve the Section 6.04.02.B. Administrative 
Variance (submitted on January 18, 2024), which was found approvable on February 6, 2024. Approval 
of this Administrative Variance will permit reduction of the minimum access spacing (between the 
Bishop Rd. project access and next closest existing driveway to the east) such that a minimum spacing 
of +/- 122 feet is permitted. 

 Access management, vehicle queuing, and staff placement shall occur consistent with the School 
Circulation Plans (Site Plan, sheet 2 of 3), as applicable.  Modifications to these plans may be 
permitted as approved by Hillsborough County Public Works. 
 



 Prior to opening of the school, the developer shall construct the following site access improvements on 
US Hwy 301, which shall be subject to design review and approval by the Florida Department of 
Transportation during site/construction plan review: 

a. Construct a northbound to eastbound right turn lane at Ruth Morris Rd., and 

b. Construct a southbound to eastbound left turn lane at Ruth Morris Rd.  

 Prior to opening of the school, the developer shall: 
a.  Construct an eastbound to northbound left turn lane at the Ruth Morris Rd. project access 

connection, and
b. Construct a westbound to southbound left turn lane and a westbound to northbound right turn 

lane at US Hwy 301. 
 

 The developer/school operator shall conduct a signal warrants analysis at the intersection of US Hwy 
301 and Bishop Rd, when the school reaches 80% of student capacity (800 students) or two (2) years 
after the school opens, whichever comes first.  If said analysis finds that warrants are met, the 
developer/school operator shall be responsible for signalization of the intersection, subject to County 
and FDOT approval.  
 

 Annually, at the beginning of each school year during the fourth week of class, the school shall conduct 
traffic monitoring to assess the sufficiency of queuing both on-site and off-site at the project access 
points. Such report shall be submitted to the Hillsborough County Development Services and Public 
Works Departments.  The monitoring requirement shall remain in effect for one (1) year beyond the 
time the total enrollment reaches 1,000 students.  

  In the event that significant off-site queuing of vehicles at arrival or dismissal times is found, the school 
shall be required to submit corrective measures, which could include (but shall not be limited to) 
staggered arrival/departure times, police enforced traffic control, increasing and/or relocating on-site 
staff, and/or other revisions to the site and/or circulation plan which alleviates off-site queuing.  Such 
revised plan(s) shall be subject to review and approval by Hillsborough County Public Works. 

 Sidewalks shall be constructed along all project roadway frontages and the internal north-south 
driveway connection between Ruth Morris Rd. and Bishop Rd. as shown on the site plan. 

 
SPECIAL USE REQUEST SUMMARY AND ANALYSIS 
The applicant is requesting special use approval to allow a 1000-student, K-8 private school on a +/- 18.48-
acre parcel.  The subject property is zoned Agricultural Single Family 1 (AS-1). The subject site is located 
at the southeast corner of US Hwy 301 and Bishop Rd.  

Staff has prepared a comparison of the potential trips generated by development site currently and with the 
proposed special use, based upon the Institute of Transportation Engineer’s Trip Generation Manual, 11th 
Edition, utilizing a generalized worst-case scenario.  However, staff notes that there are significant 
commercial and residential entitlements that the property could otherwise construct without obtaining any 
additional zoning approvals that are not contemplated herein. 

Existing Zoning:  

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
AS-1: 18 Single Family Dwelling Units (ITE LUC 210) 170 13 17 

Proposed Special Use:

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 



AM PM 
SU: 1,000 students, K-8 Private School (ITE LUC 530) 4,110 1,010 260 

Trip Generation Difference: 

Zoning, Lane Use/Size 
24 Hour

Two-Way 
Volume 

Total Peak Hour Trips 

AM PM 
Difference (+/-) (+)3,940 (+)997 (+)243 

The proposed special use would generally result in a potential increase of trips generated by +3,940 average 
daily trips, +997 trips in the a.m. peak hour, and +243 trips in the p.m. peak hour. 
 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE AND SITE ACCESS
US Hwy 301 is a 2-lane, rural, undivided principal arterial roadway under the jurisdiction of FDOT.  It is 
characterized by +/-12-foot lanes with +/- 4-foot paved shoulders/bikelanes within +/-182 feet of right of 
way.  Ther are no sidewalks on either side within the vicinity of the project. 

According to the Hillsborough County Corridor Preservation Plan, this segment of roadway is designated 
for a future improvement to a 6-lane section.  There is not a Project Development & Environmental Study 
for this segment of US Hwy 301.  Based on the Hillsborough County Transportation Technical Manual a 
6-lane section (TS-6 with an additional 22’ for six lanes) would require a minimum of 132 feet of right of 
way.  As such, no right of way preservation will be required at this time. 
 
Ruth Morris Rd. is a substandard rural roadway.  The roadway consists of +/-18 to 20-foot paved surface, 
lying within +/-60 and 63-foot of right-of-way.  There are no sidewalks or paved shoulders in the vicinity 
of the project.   

Pursuant to the County Transportation Technical Manual, a TS-7 rural local/collector roadway requires a 
minimum of 96 feet of right of way with 12-foot lanes, 5-foot paved shoulder, open drainage, and 5-foot 
sidewalks on both sides. The applicant has submitted a design exception to make certain improvements 
found approvable by the County Engineer as discussed herein under the section titled "Requested Design 
Exception”. 
 
Bishop Rd. is a substandard rural roadway.  The roadway consists of a +/- 19.5-foot paved surface, lying 
within a +/- 73-foot wide right-of-way along the project’s boundary.  There are no sidewalks or paved 
shoulders in the vicinity of the project.   

Pursuant to the County Transportation Technical Manual, a TS-7 rural local/collector roadway requires a 
minimum of 96 feet of right of way with 12-foot lanes, 5-foot paved shoulder, open drainage, and 5-foot 
sidewalks on both sides. The applicant has submitted a design exception to make certain improvements 
found approvable by the County Engineer as discussed herein under the section titled "Requested Design 
Exception”. 
 
 
SITE ACCESS AND CONNECTIVITY 
The Special Use site plan proposes a primary access connection on Ruth Morris Rd. and a second access 
to Bishop Rd. During school drop off and pick up periods Ruth Moris Rd. shall serve as ingress only and 
Bishop Rd. shall serve as egress only according to the submitted circulation plan.  All other times outside 
of the drop off and pick up period, the access on Bishop Rd. shall remain gated. 
 
The applicant’s transportation analysis and FDOT comments indicate the need for the following site access 
improvements on US Hwy 41, which will be subject to FDOT design review and permitting: 



a. Construct a northbound to eastbound right turn lane at Ruth Morris Rd., and 

b. Construct a southbound to eastbound left turn lane at Ruth Morris Rd.  

Additionally, the Ruth Morris Rd. access connection meets warrants for an eastbound left turn lane into the 
site and Bishop Rd. and US Hwy 301 intersection meets warrants for a westbound to northbound right turn 
lane and westbound to southbound left turn lane.   

While the applicant’s site access analysis does not find that the current conditions meet warrants for 
signalization of Bishop Rd. at US Hwy 301, there are concerns that not all vested traffic from approved, 
but yet to be constructed residential development (i.e. Forest Brooke and other developments east of 
Westlake Rd.) to the east has been accounted for in the analysis.  As such a condition of approval that the 
developer/school operator conduct an intersection analysis to determine if signalization warrants have been 
met at the time that the school reaches 80% of student capacity (800 students) or two (2) years after the 
school opens, whichever comes first.  If said analysis finds that warrants are met, the developer/school 
operator shall be responsible for signalization of the intersection.  
 
The proposed Bishop Rd. access connection does not meet LDC, Sec. 6.04.07 minimum spacing criteria 
from an existing driveway approximately 122 feet to the east.  The applicant is requesting a Sec. 6.04.02. 
B. administrative variance to allow the proposed driveway to be located within less than the required 
minimum 245 feet and is addressed in greater detail herein under the section titled “Requested 
Administrative Variance”.  
 
Staff has reviewed the proposed School Circulation Plans and determined that it meets the requirements of 
Section 6.03.13 of the Hillsborough County Land Development Code, governing vehicle circulation, 
queuing and parking.  The proposed site layout is providing 6,125 linear feet of vehicle stacking to meet 
the minimum required stacking.  Staff notes that student drop off and pick up traffic shall enter the site 
from Ruth Morris Rd. and exit the site via Bishop Rd. On an annual basis and continuing until 1 year after 
the private school reaches its maximum enrollment of 1,000 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 Dept. to 
identify and implement additional on or off-site corrective measures. 
 

REQUESTED DESIGN EXCEPTION– RUTH MORRIS RD SUBSTANDARD ROADWAY 
As Ruth Morris Rd. is a substandard roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception (dated February 5, 2024) 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 request approvable (on February 6, 2024). The developer will be required to 
construct the improvements consistent with the approved Design Exception, which includes: 

 11-foot wide travel lanes, 
 a 10-foot wide eastbound left turn lane, 
 a 10-foot wide shared use path along the northside of the roadway, 
 2-foot curb and gutter, and 
 10-foot dedication of right-of-way along the roadway frontage. 

 
If this zoning is approved, the County Engineer will approve the Design Exception request. 
 
 
REQUESTED DESIGN EXCEPTION– BISHOP RD SUBSTANDARD ROADWAY 
As Bishop Rd. is a substandard roadway, the applicant’s Engineer of Record (EOR) submitted a Design 
Exception (dated February 5, 2024) 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 request approvable (on February 6, 2024). The developer will be required to construct 
the improvements consistent with the approved Design Exception, which includes: 



 11-foot wide vehicular lanes, 
 7-foot buffered bike lanes,  
 2-foot curb and gutter, and 
 2-foot dedication of right-of-way along the roadway frontage. 

 
If this zoning is approved, the County Engineer will approve the Design Exception request. 
 
 
REQUESTED ADMINITRATIVE VARIANCE – BISHOP ROAD DRIVEWAY SPACING  
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. Administrative Variance 
Request (dated January 18, 2024) from the Section 6.04.07. LDC requirement, governing spacing for the 
proposed Bishop Rd. access connection.  Per the LDC, an access connection on a Class 5 roadway requires 
minimum connection spacing of 245 feet.  The applicant is proposing the driveway in a location which is 
+/- 122 feet from the closest driveway to the east.  Based on factors presented in the Administrative 
Variance Request, the County Engineer found the request approvable on February 6, 2024.   

If this rezoning is approved, the County Engineer will approve the above referenced Administrative 
Variance Request. 

 

LEVEL OF SERVICE (LOS)  

Level of Service (LOS) information is reported below. Bishop Rd. and Ruth Morris Rd. are not regulated 
roadways. 
 

FDOT Generalized Level of Service 

Roadway From To LOS 
Standard 

Peak Hr 
Directional LOS  

US HWY 301 SR 674  MANATEE COUNTY D C 

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



From: Williams, Michael [WilliamsM@hcfl.gov]
Sent: Tuesday, February 6, 2024 6:21 PM
To: McNeal, Christopher [CMcNeal@mcnealengineering.com]
CC: (Jcalkins@gladiatorcontracting.com) [Jcalkins@gladiatorcontracting.com]; 
todd@pressmaninc.com; Ball, Fred (Sam) [BallF@hcfl.gov]; Perez, Richard 
[PerezRL@hcfl.gov]; De Leon, Eleonor [DeLeonE@hcfl.gov]; PW-CEIntake [PW-
CEIntake@hcfl.gov]
Subject: FW: SU SCH 23-0586 - Design Exceptions & Administrative Variance Review
Attachments: 23-0586 AVAdd 01-18-24.pdf; 23-0586 DEAdd 02-06-24_1.pdf; 23-0586 
DEAdd 02-06-24_2.pdf

Chris,
I have found the attached Section 6.04.02.B. Administrative Variance (AV) and Design Exceptions (DE) 
for SU 23-0586 APPROVABLE.

-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hcfl.gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you withdraw 
the AV/DE. In such instance, notwithstanding the above finding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the finding was predicated on a specific development program 
and site configuration which was not approved).

Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal. If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress. Staff will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation.

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hcfl.gov

Mike

Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

P: (813) 307-1851
M: (813) 614-2190
E: Williamsm@HCFL.gov
W: HCFLGov.net



Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Tuesday, February 6, 2024 3:48 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: Perez, Richard <PerezRL@hcfl.gov>
Subject: SU SCH 23-0586 - Design Exceptions & Administrative Variance Review

Hello Mike,

The attached AV and DEs are approvable to me, please include the following people in your response.

cmcneal@mcnealengineering.com
jcalkins@gladiatorcontracting.com
todd@pressmaninc.com
ballf@hcfl.gov
perezrl@hcfl.gov

Best Regards,

Sheida L. Tirado, PE (she/her/hers)
Transportation Review Manager
Development Services Department

P: (813) 276-8364
E: tirados@HCFLGov.net
W: HCFLGov.net

Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe
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12/15/23 Driveway Spacing Bishop

1/18/24 Driveway Spacing Bishop

NAL Southshore

79561.0000

McNeal Engineering c/o Christopher S. McNeal

AS-1

SU 23-0586

N/A
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Hillsborough County Re: NAL SOUTHSHORE
Development Services US 301/Bishop Road, Wimauma
601 E. Kennedy Blvd, 20th Fl Hillsborough County
Tampa, FL 33602          Folio # 079561.0000

         SU 22-0586

Attn: Mr. Michael J. Williams, PE MEI File # 22-088
County Engineer/Director January 18, 2024

REQUEST FOR ADMINISTRATIVE VARIANCE
Mr. Williams

We are requesting an administrative variance per Hillsborough County Land Development Code 
(LDC) Section 6.04.02.B for relief from Section 6.04.07, Minimum Spacing.

Our client is requesting Special Use of this parcel to allow for a K-8 Charter School. We 
understand that the proposed application is being reviewed in accordance with current code 
standards, and as such, are requesting a variance from the above-mentioned section for access 
spacing. Pursuant to the Hillsborough County LDC, a request for administrative variance is to be 
evaluated by the issuing authority based on the following conditions: (a) there is an unreasonable 
burden on the applicant, (b) the variance would not be detrimental to the public health, safety, 
and welfare, (c) without the variance, reasonable access cannot be provided. These items are 
addressed below for the variance requested.  

6.04.07 Access Spacing
We are requesting a variance to reduce the required access spacing for a Class 5 roadway from 
245 feet (per LDC) to approximately 122 feet for the neighboring driveway to the east, on the 
same side of the road. (As shown in the attached Driveway Spacing Exhibit)

Bishop Road adjacent to this project, is currently a 2-lane Rural Roadway that is approximately 
20 feet in width with open ditches and no Sidewalk The posted speed is 25 MPH. The surrounding 
land use is mixed, and serves single family lots, subdivisions, and vacant undeveloped parcels.

Our responses to review criteria a, b, and c are as follows:

(a) The proposed driveway location would be improved for a Charter School egress access during 
peak school hours and potentially ingress/egress during off peak school hours. The driveway 
location has been pushed to the east edge of the available property to allow for the greatest
distance from US 301, approximately 428 feet. To move the proposed site driveway further 
west to increase the 122 foot distance from the eastern driveway, would incur additional
wetland impacts, and reduce the available WB turn lane storage lengths at US 301.

(b) The proposed driveway should not produce conflicts in the designed location, as its distance 
from US 301 is maximized to provide the greatest buffer distance for the safety and welfare 
to the community.

Received January 18, 2024 
Development Services

23-0586



NAL SOUTHSHORE 
MEI File # 22-088 
January 18, 2024 
Page 2 of 2 
 
 

 
 

(c) The designed location would provide reasonable access for the proposed Charter School. 
Without use of the designed access location, future use of the parcel for a Charter School is 
not feasible. 

 
If you have questions, or need additional information, please feel free to contact our office at the  
website or phone number listed.  Thank you very much for your assistance. 

 
Sincerely, 

 

 
 
        Christopher S. McNeal, PE 
         McNEALENGINEERING, INC. 
 
 
c: Todd Pressman, Pressman and Associates via email  
 Jeremy Calkin, Gladiator Construction via email 
 
 
 
 
Based on the information provided by the applicant, this request is: 
 
 
 
___________ Approved 
 
___________ Approved with Conditions 
 
___________ Disapproved 
 
 
______________________________________________________ 
Michael J. Williams, PE, County Engineer 
Hillsborough County Development Review Division 
 

Christopher S. McNeal, 
State of  Florida,

Professional Engineer,
License No. 56193

This item has been digitally
signed and sealed by

Christopher S. McNeal, PE on

Printed copies of this document
are not considered signed and
sealed and signature must be

verified on any electronic copies.

01/18/2024.

Digitally signed by Christopher S McNeal
DN: CN=Christopher S McNeal, 
dnQualifier=A01410C00000180D8F65FF8000C722C,
O=McNeal Engineering Inc, C=US
Date: 2024.01.18 15:11:05-05'00'

Received January 18, 2024 
Development Services
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1/18/24 TS-4 Bishop
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NAL Southshore

79561.0000

McNeal Engineering c/o Christopher S. McNeal

AS-1

SU 23-0586
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Hillsborough County Re: NAL SOUTHSHORE
Development Services US 301/Bishop Road, Wimauma
601 E. Kennedy Blvd, 20th Fl Hillsborough County
Tampa, FL 33602          Folio # 079561.0000

         SU 22-0586

Attn: Mr. Michael J. Williams, PE MEI File # 22-088
County Engineer/Director February 5, 2024

REQUEST FOR DESIGN EXCEPTION – BISHOP ROAD
Mr. Williams,
      
This letter documents a request for a Design Exception per Hillsborough County Transportation Manual 
(TTM) Section 1.7.2 to meet Hillsborough County Land Development Code (LDC) §6.04.03.L (Existing 
Facilities) in association with SU 22-0586 for the NAL SOUTHSHORE, a K-8 Charter School. Reference
the General Site Plan, Exhibit A.

Introduction
The project is bordered by Bishop Road to the north, Ruth Morris Road to the south, and US 301 to the 
west. The surrounding land use is mixed, and serves single family lots, subdivisions, and vacant 
undeveloped parcels.  Bishop Road is currently a 2-lane Rural Roadway and is Substandard.

Per Local Functional Classification Map, Bishop Road is a collector roadway.  A Design Exception is 
requested for relief from the two-lane undivided collector roadway (TS-4) as a condition of Special Use 
approval for the project site; where in lieu of meeting the full TS-4 typical section, alternative improvements 
are proposed.  The County typical section for a two-lane undivided local urban collector roadway (TS-4) is 
provided as Exhibit B.

Typical Sections Elements

Right-of-Way – The existing Right-of-Way width is +/-73 feet. The TS-4 Typical Section requires a minimum 
Right-of-Way width of 64 feet. An additional 2 feet of Right-of-Way is proposed to be dedicated to the 
County, so the resultant Right-of Way width will be +/-75 feet (> 64 feet).

Lane Width – Bishop Road is +/-20 feet in width, as surveyed.  The existing lanes are approximately 10
feet in width.  The proposed lanes (including an EB thru lane, a WBLT lane, and a  WBRT lane) are to meet 
the TS-4 typical section, i.e. 11 feet. 

Bicycle Lanes – There are no existing bicycle lanes.  Buffered 7-foot bicycle lanes are proposed on both 
sides of the roadway as per the TS-4 typical section.

Curb and Gutter – There is no curb and gutter on rural Bishop Road adjacent to the site. A 2-foot curb and 
gutter is proposed as per the TS-4 typical section.

Shoulders – There are existing unpaved shoulders in the existing rural condition; however, no shoulders 
are proposed since they are not required in the TS-4 typical section.

Swales – There are existing swales on both sides of Bishop; however, swales are not proposed since they 
are not required in the TS-4 typical section.

Sidewalk – There are no sidewalks on Bishop Road adjacent to the project site.  A 5-foot sidewalk is 
required on both the north and south sides of the Right-of-Way as per the TS-4 typical section.  

Received February 6, 2024 
Development Services
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Mr. Michael J. Williams, PE 
NAL SOUTHSHORE (SU 22-0586) 
MEI File # 22-088 
February 5, 2024 
Page 2 of 2 
 

 
 

 
Speed Limit – The posted speed is 25 MPH. 
 
Alternate Improvements: 
A Design Exception is requested to propose an alternative typical section to TS-4.  Bishop Road has 
minimal pedestrian traffic, any pedestrian traffic generated should be to/from the school property. The use 
of a 5-foot sidewalk on the south side of the road would currently be the best option from a maintenance 
perspective for this developing area. As noted, Right-of-Way is to be dedicated (2 feet) in addition to the 
existing Right-of-Way (73 feet) to provide a total of 75 feet of Right-of Way allowing room for the future 
sidewalk on the north side of Bishop in the event pedestrian traffic increases from future development in 
the area. The proposed Bishop Road Typical Section is provided in Exhibit C.  
 
If you have questions, or need additional information, please feel free to contact our office at the  
website or phone number listed.  Thank you very much for your assistance. 
 
 

Sincerely, 
 

 
 
        Christopher S. McNeal, PE 
         McNEALENGINEERING, INC. 
 
 
c: Todd Pressman, Pressman & Associates via email  
 Jeremy Calkins, Gladiator Construction via email 
 
 
 
Based on the information provided by the applicant, this request is: 
 
 
___________ Approved 
 
___________ Approved with Conditions 
 
___________ Disapproved 
 
 
______________________________________________________ 
Michael J. Williams, PE, County Engineer 
Hillsborough County Development Review Division 

Christopher S. McNeal, 
State of  Florida,

Professional Engineer,
License No. 56193

This item has been digitally
signed and sealed by

Christopher S. McNeal, PE on

Printed copies of this document
are not considered signed and
sealed and signature must be

verified on any electronic copies.

02/05/2024.

Digitally signed by Christopher S McNeal
DN: CN=Christopher S McNeal, 
dnQualifier=A01410C00000180D8F65FF8000C722C,
O=McNeal Engineering Inc, C=US
Date: 2024.02.05 15:48:43-05'00'
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12/15/23 TS-7 Ruth Morris

1/18/24 TS-4 Ruth Morris

2/5/24 Ruth Morris

NAL Southshore

79561.0000

McNeal Engineering c/o Christopher S. McNeal

AS-1

SU 23-0586

N/A
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Hillsborough County Re: NAL SOUTHSHORE
Development Services US 301/Ruth Morris Road, Wimauma
601 E. Kennedy Blvd, 20th Fl Hillsborough County
Tampa, FL 33602          Folio # 079561.0000

         SU 22-0586

Attn: Mr. Michael J. Williams, PE MEI File # 22-088
County Engineer/Director February 5, 2024

REQUEST FOR DESIGN EXCEPTION - RUTH MORRIS ROAD
Mr. Williams,
      
This letter documents a request for a Design Exception per Hillsborough County Transportation Manual 
(TTM) Section 1.7.2 to meet Hillsborough County Land Development Code (LDC) §6.04.03.L (Existing 
Facilities) in association with SU 22-0586 for the NAL SOUTHSHORE, a K-8 Charter School. Reference
the General Site Plan, Exhibit A.

Introduction
The project is bordered by Bishop Road to the north, Ruth Morris Road to the south, and US 301 to the 
west. The surrounding land use is mixed, and serves single family lots, subdivisions, and vacant 
undeveloped parcels.  Ruth Morris Road is currently a 2-lane Rural Roadway with no outlet and is 
Substandard.

Per Local Functional Classification Map, Ruth Morris Road is a local roadway. A Design Exception is 
requested for relief from the two-lane undivided local roadway (TS-4) as a condition of Special Use approval 
for the subject project, where in lieu of meeting the full TS-4 typical section, alternative improvements are 
proposed. The County typical section for a two-lane undivided local collector roadway (TS-4) is provided 
as Exhibit B.

Typical Section Elements
Right-of-Way – The existing Right-of-Way width is +/-60 feet. The TS-4 Typical Section requires a minimum 
Right-of-Way width of 64 feet. An additional 10 feet of Right-of-Way is proposed to be dedicated to the 
County, so the resultant Right-of Way width will be +/-70 feet (> 64 feet).

Lane Width – Ruth Morris Road, is currently a 2-lane Rural Roadway that is approximately +/-18 feet in 
width, as surveyed. The existing lanes are approximately 9 feet in width. The proposed lanes (including an 
EB thru lane and a WBRT/LT lane) are proposed to meet the TS-4 typical section, i.e. 11 feet.  The proposed 
EBLT lane is proposed at 10 feet. This is addressed below in the Alternative Improvements section.

Bicycle Lanes – There are no existing bicycle lanes. Per the TS-4 typical section, 7-foot bicycle lanes are 
required on both sides of the roadway.  No bicycle lanes are proposed; however, a 10-foot shared-use path
is proposed on the north side of the roadway. This is addressed below in the Alternative Improvements 
section.

Curb and Gutter – There is no curb and gutter on rural Ruth Morris Road adjacent to the site. A 2-foot curb 
and gutter would be provided as per the TS-4 typical section.

Shoulders – There are existing minimal unpaved shoulders in the existing rural condition; however, no 
shoulders are proposed since they are not required in the TS-4 typical section.

Swales – There are existing swales on both sides of Ruth Morris Road. The existing swale on the south of 
Ruth Morris Road will be replaced in kind, to improve/maintain offsite drainage.

Received February 6, 2024 
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Mr. Michael J. Williams, PE 
NAL SOUTHSHORE (SU 22-0586) 
MEI File # 22-088 
February 5, 2024 
Page 2 of 2 
 

 
 

 
Sidewalk – There are no sidewalks on Ruth Morris Road adjacent to the project site. A 10-foot shared 
sidewalk/bicycle path is proposed on the north side of the Right-of-Way. This is addressed below in the 
Alternative Improvements section. 
 
Speed Limit – The posted speed is 25 MPH. 
 
Alternate Improvements: 
A Design Exception is requested to propose an alternative typical section to TS-4, that includes a 10-foot 
multi-use path on the north side of the road only. The current Florida Green Book, Table 3-20, Minimum 
Lane Widths allows for the use of 10-foot lanes. Ruth Morris Road is a Dead End Road with no outlet, 
minimal bicycle and/or pedestrian traffic should be generated primarily by the proposed school site. The 
proposed Ruth Morris Road Section is provided in Exhibit C. 
  
If you have questions, or need additional information, please feel free to contact our office at the  
website or phone number listed.  Thank you very much for your assistance. 
 
 

Sincerely, 
 

 
 
        Christopher S. McNeal, PE 
         McNEALENGINEERING, INC. 
 
 
c: Todd Pressman, Pressman and Associates via email  
 Jeremy Calkin, Gladiator Construction via email 
 
 
 
Based on the information provided by the applicant, this request is: 
 
 
___________ Approved 
 
___________ Approved with Conditions 
 
___________ Disapproved 
 
 
______________________________________________________ 
Michael J. Williams, PE, County Engineer 
Hillsborough County Development Review Division 

Christopher S. McNeal, 
State of  Florida,

Professional Engineer,
License No. 56193

This item has been digitally
signed and sealed by

Christopher S. McNeal, PE on

Printed copies of this document
are not considered signed and
sealed and signature must be

verified on any electronic copies.

02/05/2024.

Digitally signed by Christopher S McNeal
DN: CN=Christopher S McNeal, 
dnQualifier=A01410C00000180D8F65FF8000C722C,
O=McNeal Engineering Inc, C=US
Date: 2024.02.05 15:49:19-05'00'
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Transportation Comment Sheet  
 

 

 

 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable)
Road Name Classification Current Conditions Select Future Improvements 

US Hwy 301 FDOT Principal 
Arterial - Rural 

2 Lanes 
Substandard Road
Sufficient ROW Width

 Corridor Preservation Plan   
 Site Access Improvements  
Substandard Road Improvements 
 Other   

Bishop Rd. County Collector 
- Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
Site Access Improvements 
 Substandard Road Improvements  
 Other   

Ruth Morris Rd. County Local - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width

 Corridor Preservation Plan   
 Site Access Improvements  
Substandard Road Improvements 
 Other   

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 170 13 17
Proposed 4,110 1,010 260 
Difference (+/-) +3,940 +997 +243 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X None None Meets LDC
South X None None Meets LDC
East  None None Meets LDC
West  Pedestrian None Meets LDC
Notes:
 
Design Exception/Administrative Variance   Not applicable for this request
Road Name/Nature of Request Type Finding
Bishop Rd./Substandard Roadway Design Exception Requested Approvable 
Ruth Morris Rd./Substandard Roadway Design Exception Requested Approvable 
Bishop Rd./Access Spacing Administrative Variance Requested Approvable 
Notes:

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No See report. 
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Unincorporated Hillsborough County Rezoning 

Hearing Date: 
February 26, 2024

Report Prepared:
February 14, 2024

Petition: SU 23-0586

Folio: 79561.0000

East of US Highway 301, south of Bishop Road 
and north of Ruth Morris Road

Summary Data:

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Wimauma Village Residential-2 (2 du/ga; 0.25 
FAR)

Service Area Rural

Community Plan Wimauma Village & SouthShore Areawide 
Systems

Request
Special use to allow for a K-8 charter school with 
a maximum enrollment of 1,000 students. 

Parcel Size 18.48 ± acres (804,978 square feet)

Street Functional
Classification   

Bishop Road - County Collector
Ruth Morris Road - Local
US Highway 301 - State Principal Arterial

Locational Criteria N/A

Evacuation Zone None
Plan Hillsborough

planhillsborough.org
planner@plancom.org

813 – 272 – 5940
601 E Kennedy Blvd

18th floor 
Tampa, FL, 33602



SU 23-0586 2 
 

Context 
 The 18.48 ± acre subject site is located to the east of US Highway 301, south of Bishop 

Road and north of Ruth Morris Road. 

 The site is located within the Rural Area and is within the limits of the Wimauma Village 
Community Plan and SouthShore Areawide Systems Plan. 

 The subject property is located within Wimauma Village Residential-2 (WVR-2) Future 
Land Use category. The WVR-2 Future Land Use category can be considered for a 
maximum of up to 2 dwelling units per gross acre and a maximum of up to 0.25 FAR. The 
WVR-2 Future Land Use is intended to designate areas inside the boundaries of the 
Wimauma Village Plan that are suited for agricultural development in the immediate 
horizon of the Plan but may be suitable for the expansion of the Wimauma Village as 
described in this Plan. Typical uses in the WVR-2 category includes agriculture, residential 
uses and residential support uses; commercial (except as limited by the Wimauma Village 
Community Plan), industrial and office uses may be considered within the Wimauma 
Downtown East District. 
 

 The immediate area surrounding the subject site to the east and south consists of WVR-
2. The north consists of Residential-6 (RES-6) and the west consists of RES-6 and 
Residential Planned-2 (RP-2).  

 The subject site is currently vacant. To the east is a CSX Transportation Right of Way and 
single-family homes. Southeast of the subject site is agricultural. To the south across Ruth 
Morris Road are single-family residences. To the west across US Highway 301 are Public 
Communications/Utilities uses as well as the Little Manatee River State Park.  

 The subject site is currently zoned as Agricultural Single-Family (AS-1). There is additional 
AS-1 to the east and south. Directly west and north is Planned Development (PD) zoning. 
To the southwest of the parcel is Agricultural Rural (AR) zoning.  

 The applicant is requesting a Special Use approval for a K-8 charter school with a 
maximum enrollment of 1,000 students.  

Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to this rezoning request and are used as a 
basis for a consistency finding. 

FUTURE LAND USE ELEMENT 

Rural Area  
 
Objective 4: The Rural Area will provide areas for long term, agricultural uses and large lot, low 
density rural residential uses which can exist without the threat of urban or suburban 
encroachment, with the goal that no more than 20% of all population growth within the County will 
occur in the Rural Area. 
 
Policy 4.1: Rural Area Densities Within rural areas, densities shown on the Future Land Use Map 
will be no higher than 1 du/5 ga unless located within an area identified with a higher density land 
use category on the Future Land Use Map as a suburban enclave, planned village, a Planned 
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Development pursuant to the PEC ½ category, or rural community which will carry higher 
densities. 
 
Land Use Categories 
 
Objective 8: The Future Land Use Map will include Land Use Categories which outline the 
maximum level of intensity or density and range of permitted land uses allowed and planned for 
an area. A table of the land use categories and description of each category can be found in 
Appendix A. 
 
Policy 8.1: 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. 
 
Relationship To Land Development Regulations 
 
Objective 9: All existing and future land development regulations shall be made consistent with 
the Comprehensive Plan, and all development approvals shall be consistent with those 
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes. 
Whenever feasible and consistent with Comprehensive Plan policies, land development 
regulations shall be designed to provide flexible, alternative solutions to problems.  
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted 
within that land use plan category, and development shall not be approved for zoning that is 
inconsistent with the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development 
regulations as established and adopted by Hillsborough County, the state of Florida and the 
federal government unless such requirements have been previously waived by those 
governmental bodies. 
 
Environmental Considerations 
 
Objective 13: New development and redevelopment shall not adversely impact environmentally 
sensitive areas and other significant natural systems as described and required within the 
Conservation and Aquifer Recharge Element and the Coastal Management Element of the 
Comprehensive Plan.  
 
Policy 13.3: Environmentally Sensitive Land Credit 
Density and FAR calculations for properties that include wetlands will comply with the following 
calculations and requirements for determining density/intensity credits.  

 Wetlands are considered to be the following: 
o Conservation and preservation areas as defined in the Conservation and 

Aquifer Recharge Element  
o Man-made water bodies as defined (including borrow pits). 

 If wetlands are less than 25% of the acreage of the site, density and intensity is 
calculated based on:   
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o Entire project acreage multiplied by Maximum intensity/density for the Future 
Land Use Category 

 If wetlands are 25% or greater of the acreage of the site, density and intensity is 
calculated based on:  

o Upland acreage of the site multiplied by 1.25 = Acreage available to calculate 
density/intensity based on 

o That acreage is then multiplied by the Maximum Intensity/Density of the Future 
Land Use Category  

 
Neighborhood/Community Development 

 
Objective 16:  Neighborhood Protection  
 
The neighborhood is a functional unit of community development.  There is a need to protect 
existing neighborhoods and communities and those that will emerge in the future. To preserve, 
protect and enhance neighborhoods and communities, all new development must conform to the 
following policies. 
 
Policy 16.2: Gradual transitions of intensities between different land uses shall be provided for 
as new development is proposed and approved, through the use of professional site planning, 
buffering and screening techniques and control of specific land uses. 
 
Policy 16.3: Development and redevelopment shall be integrated with the adjacent land uses 
through: 

a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 

 
Objective 17: Neighborhood and Community Serving Uses 
 
Certain non-residential land uses, including but not limited to residential support uses and public 
facilities, shall be allowed within residential neighborhoods to directly serve the population. These 
uses shall be located and designed in a manner to be compatible to the surrounding residential 
development pattern. 
 
Policy 17.1: 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 
consistent with the following criteria: 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. 
 
Community Design Component (CDC) 
 
5.0 Neighborhood Level Design 
5.1 Compatibility 
 
Objective 12-1: New developments should recognize the existing community and be designed in 
a way that is compatible with the established character of the surrounding neighborhood. 
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Policy 12-1.4: Compatibility may be achieved through the utilization of site design techniques 
including but not limited to transitions in uses, buffering, setbacks, open space and graduated 
height restrictions, to affect elements such as height, scale, mass and bulk of structures, 
pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, 
noise, odor and architecture. 
 
Environmental and Sustainability Section (ESS) 
 
Objective 3.5: Apply adopted criteria, standards, methodologies and procedures to manage and 
maintain wetlands and/or other surface waters for optimum fisheries and other environmental 
values in consultation with EPC. 
 
Policy 3.5.1: Collaborate with the EPC to conserve and protect wetlands and/or other surface 
waters from detrimental physical and hydrological alteration. Apply a comprehensive planning-
based approach to the protection of wetland ecosystems assuring no net loss of ecological values 
provided by the functions performed by wetlands and/or other surface waters authorized for 
projects in Hillsborough County.   
 
Policy 3.5.2: Collaborate with the EPC through the land planning and development review 
processes to prohibit unmitigated encroachment into wetlands and/or other surface waters and 
maintain equivalent functions. 
 
Policy 3.5.4: Regulate and conserve wetlands and/or other surface waters through the 
application of local rules and regulations including mitigation during the development review 
process. 
 
LIVABLE COMMUNITIES ELEMENT: Wimauma Village Community Plan 
 
Goals and Strategies 
 
2. Education- Improve educational opportunities at all levels 

 Provide early childhood care co-located with educational facilities or community services 
 Support a community library in Wimauma that includes Spanish-language resources and 

historic data/material sections 
 Provide after school programs co-located with educational facilities 
 Support shared use agreements with the “Hillsborough County Public Schools” to meet 

civic infrastructure needs including access to libraries, computer labs, and recreation 
fields 

 Co-located schools, parks, libraries and fire stations 
 Improve the existing facilities at Wimauma Elementary School 
 A new elementary, middle, and high schools will be needed to support the projected 

residential development of the area; recommended locations per the Community Plan 
 Encourage shared facilities to support technical certificate programs, community college 

level courses, adult education courses, and English for Speakers of Other Languages 
(ESOL) courses in Wimauma through partnerships between “Hillsborough County Public 
Schools” and “Hillsborough Community College” 

 Require applicants of re-zonings containing 50 or more residential units to consult with 
the “Hillsborough County Public Schools” regarding potential school sites 

 
8. Health, Wellness, and Safety- Create a safer environment for the Wimauma Community 
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 Construct sidewalks in existing neighborhoods with priority given to neighborhood 
closest to schools 

 Construct sidewalks on both sides of SR 674 within the USA portion of Wimauma Village 
 Establish a Safe Pathways to School Program so children can walk and bike to schools 

within the Wimauma Community 
 Locate more officers in the Wimauma Downtown area in order to provide greater 

presence/visibility of law enforcement. Relocate Sheriff’s Office to Wimauma Downtown 
 Encourage the use of energy efficient street lights and down-lighting to preserve the 

rural character 
 Establish street lighting with specific fixture styles throughout the USA portion of 

Wimauma Village with a focus on the Main Street Core, Wimauma TDR Receiving Zone 
and connections to the Mian Street Core 

 Waivers to required sidewalks shall only be permitted for environmental consideration 
 Improve street crossings and slow traffic speeds on SR 674 between Railroad Street 

and West Lake 
 Implement safety improvements such as pedestrian crossing signals, signage, and 

crossing guards near all school locations on SR 674 at West Lake and 4th Street and 
enforce school zone traffic calming 

 Encourage the development of services to meet the critical needs of Wimauma residents 
for access to health care 

 
LIVABLE COMMUNITIES ELEMENT: SouthShore Areawide Systems Community Plan 
 
Transportation Objective 
The communities within the SouthShore Areawide Systems Plan boundary desire to be served 
by a balanced transportation system. A thoughtfully planned system of roadways 
accommodates existing automobile traffic, supports strategically placed activity centers, 
connected by efficient public transit and is designed to connect to a rapid transit system. 
Community groups actively participate in planning transportation facilities, resulting in a 
harmonious integration of roads and communities. People living here have mobility choices; 
they can safely walk, bicycle, drive a car, and take the bus or rail transit. The whole array of 
transportation options is designed to be user-friendly with sidewalks, bike lanes, and tree-
shaded environments everywhere. 
 
2. Coordination- Coordinate transportation planning and greenway trails planning, right-of-way 
and corridor protection whenever possible and/or feasible to accommodate future development. 
In order to protect the rights-of-way needed to implement the Countywide Corridor plan map 
and to avoid encroachment into such rights-of-way by buildings, parking areas and other types 
of developments, acquiring the needed rights-of-way in advance of development is necessary. 

a. Support the provision of adequate space for alternative modes of transportation such as 
bikeways, and sidewalks along appropriate transportation corridors 

b. Support the review of new development to determine if the development is within or 
adjacent to rights-of-way identified on the map to ensure adequate space is available for 
alternative modes 

c. Support that additional buffering and wildlife undercrossing(s) are considered for the 
following roadways: 

 Rhodine Road Extension 
 Big Bend Road Extension 
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5. Pedestrian Pathways- Link and expand the network of greenway trails, sidewalks, bikeways, 
golf cart paths where permissible, and other pedestrian pathways creating a walkable 
environment by:  

a. Implementing “Hillsborough County MPO Pedestrian System Needs Assessment”, 
adopted November, 1998 

b. Participating in and monitoring updates to the Hillsborough County Master Sidewalk Plan 
c. Implementing of the Hillsborough County Greenways Master Plan 
d. Implementation of the adopted Scenic Corridor Map and associated regulations 

 
Staff Analysis of Goals, Objectives and Policies: 
The 18.48 ± acre subject site is located to the east of US Highway 301, south of Bishop 
Road and north of Ruth Morris Road. The subject site is in the Rural Area and is within the 
limits of the Wimauma Village Community Plan and SouthShore Areawide Systems Plan. 
The subject site’s Future Land Use classification is Wimauma Village Residential-2 (WVR-
2). The applicant is seeking a special use permit to add a K-8 charter school with a 
maximum enrollment of 1,000 students.  
 
The subject site sits within the Rural Area where Objective 4 of the Future Land Use 
Element (FLUE) notes that 20% of the county’s growth is directed to occur. FLUE Policy 
4.1 characterizes the Rural Area as having low-density, large lot residential uses and long-
term agricultural uses that can exist without the threat of urban or suburban 
encroachment.  The Special Use approval would allow for development that is aligned with 
this policy direction as it will be a low intensity residential support use. Furthermore, the 
site is situated within the WVR-2 Future Land Use category, which allows for consideration 
of residential support uses.  

The subject site is approximately 18.48 acres in size, and presently is vacant. The applicant 
is seeking a Special Use approval to allow for a K-8 charter school with a maximum 
enrollment of 1,000 students. The proposal is consistent with the allowable uses under the 
WVR-2 Future Land Use category and is also consistent with Objective 8 and Policy 8.1 of 
the FLUE. This application also meets FLUE Objective 9 and Policy 9.2, which requires that 
all development proposals meet or exceed all local, state and federal land development 
regulations.  
 
The proposal is consistent with Policy 13.3 as it relates to nonresidential intensity and 
environmental considerations. Per Policy 13.3, the site is over 25% wetlands and qualifies 
for a density credit. The allowable intensity has been calculated as follows: 6.81 acres 
uplands x 1.25 x 0.25 FAR = 92,701 square feet maximum. 65,000 square feet are being 
proposed and the site is more than 25% wetlands; therefore, it is consistent with Policy 
13.3. The Environmental Protection Commission Wetlands Division has reviewed the 
proposed site and has determined that a resubmittal is not necessary. Given that there is 
a separate approval process for wetland impacts with the Environmental Protection 
Commission and they currently do not object, Planning Commission staff finds this 
request consistent with Objective 13 and associated policies in the FLUE and Objective 
3.5 in the Environmental and Sustainability Section (ESS). 
 
The proposed Special Use meets the intent of Objective 16 and associated policies relating 
to neighborhood protection. The subject site is currently vacant. The proposed school will 
provide a neighborhood serving use to the established single and multi-family residential 
areas to the west. The proposal is consistent with the existing surrounding development. 
The application is consistent with Objective 12 and Policy 12-4.1 of the CDC as well as 
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Policies 16.1, 16.2, and 16.3 of the FLUE. The proposal also meets the intent of Objective 
17 and Policy 17.1 as the proposed school would be a residential support use and the 
improvements are designed to fit the character of the neighborhood. 
 
The subject site meets the intent of Goal 2 and 8 of the Wimauma Village Community Plan. 
This plan seeks to improve educational opportunities at all levels by providing a new 
elementary and middle school which supports the residential development of the area. 
This plan will also establish a Safe Pathways to school program so children can walk and 
bike to school within the Wimauma Community. The proposed special use also meets the 
intent of Goal 2 and 5 of the Transportation Objective of the SouthShore Areawide Systems 
Plan. The plan will support the provision of adequate space for alternative modes of 
transportation such as bikeways and sidewalks, along appropriate transportation 
corridors, and linking and expanding the network, creating a walkable environment. Ruth 
Morris from US Highway 301 will have a 10’ shared pedestrian/bike facility on the north 
side of the roadway. Bishop Road from US Highway 301 will have bike facilities on both 
sides of the road and a sidewalk on the south side of the road with available space for a 
sidewalk on the north side when needed. 

Overall, the proposed Special Use would allow for development that is consistent with the 
Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan and is compatible with the existing and planned development pattern 
found in the surrounding area. 

Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Special 
Use CONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan, subject 
to the conditions proposed by the County Department of Development Services. 
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w w w .  m c n e a l e n g i n e e r i n g . c o m
15957 N. Florida Avenue, Lutz, FL 33549          813.968.1081         813.961.5839

Hillsborough County Re: NAVIGATOR ACADEMY OF LEADERSHIP
Development Services SOUTHSHORE
601 E Kennedy Blvd 20th Floor NEC Ruth Morris Road & US 301, Wimauma
Tampa, FL 33602 Hillsborough County

Folio #79561.0000
SU 23-0586

Attn: Mr. Sam Ball, Principal Planner MEI File #22-088
December 29, 2023

RESUBMITTAL #2 - SPECIAL USE PERMIT
Mr. Ball:

We are in receipt of your Request for Additional Information for the above referenced project. The
following items are being submitted for your review and records:

Revised General Site Plan (GSP),
FDOT Meeting Notes,
Revised Transportation Analysis,
Revised Project Narrative, and
Zoning Additional/Revised Information Sheet.

Additionally, our responses to comments are as follows:

ZONING (Richard Perez):

1. FDOT Comments: US Hwy 301 is an FDOT facility. Please provide FDOT comments regarding 
any required site access/intersection improvements at US Hwy 301.

Response: Please see attached FDOT Meeting Notes from October 30, 2023.

2. Transportation Analysis: The revised site plan includes substantial changes to the project 
access. Please revise the site plan to analyze the revised site access accordingly.

Response: See attached Revised Transportation Analysis.

3. Substandard Roadways: As Ruth Morris Rd. and Bishop Rd. are substandard roadways, the
applicant will be required to do one of the following: 

a. Provide commitment within the project narrative indicating that the developer is committing 
to improve the roadway(s) to the applicable standard (further information provided below),

b. Obtain a recommendation of approvability from the County Engineer of a Section 
6.04.02.B. Administrative Variance (AV) request from the Section 6.04.03.L. requirement, 
or,

c. Obtain a recommendation of approvability from the County Engineer of a Design 
Exception (DE) request in accordance with Section 1.7.2. and other applicable sections of 
the Transportation Technical Manual (TTM).

Received December 29, 2023 
Development Services
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Mr. Sam Ball
NAVIGATOR ACADEMY OF LEADERSHIP SOUTHSHORE
MEI File #22-088
December 29, 2023
Page 2 of 6

Commitments offered per __.a., above, shall be provided within a section of the project narrative 
titled "Developer Commitments". Additionally, the applicant shall submit sufficient written 
information and/or exhibits which demonstrate that there is sufficient right-of-way available to 
allow the developer to construct the roadway improvements for the entire segment of affected 
substandard roadway (i.e. between the project driveway(s) and nearest standard roadway(s)), or 
otherwise describe how the developer is able to dedicate/acquire the necessary right-of-way to 
implement the committed improvements.

Response: The Revised Project Narrative includes the Design Exceptions for both Ruth Morris 
Road and Bishop Road have been submitted to the County Engineer and are under review.

4. Access Spacing: Project access connections on Ruth Morris Rd. and Bishop Rd. do not meet 
Section 6.04.07 access spacing requirements. As such a Sec. 6.04.02.B. Administrative Variance 
will be required for each connection.

Response: An Administrative Variance for access spacing has been submitted to the County 
Engineer for Bishop Road and is under review. An Administrative Variance regarding access 
spacing for Ruth Morris Road was determined by the County Engineer to not be needed, as it is a 
local road.

5. Sidewalks: Minimum 5-foot sidewalk required along the entire project frontage and ADA/sidewalk 
connections need to be provided at all primary entrances to the primary building entrances. See
the attached annotated copy of the revised site plan.

Response: The GSP has been revised as requested.

6. Site Plan Symbol Clarification: Please identify the purpose of tick marks along perimeter of 
parking area. The markings do not meet any parking space standard and appear to conflict with 
the drop off/pick up lanes. They may need to be eliminated. See the attached annotated copy of 
the revised site plan.

Response: The tick marks have been removed.

7. Drop Off/Pick Up Queuing Plan:
a. Drop Off/Pick Up Area Location: The drop off/pick up location must be located at the end of 

the drop off/pick up queue. The queue cannot get credit for the line passed the drop off/pick 
up area. Please move the drop off/pick up area to the end of the queue (blue line). 

Response: The queue has been adjusted as requested.

b. Queue Line: The queue line cannot be within the throat depth and cannot overlay the 
crosswalk. Please see the attached annotated copy of the revised site plan and revise.

Response: The queue has been adjusted as requested.

c. Staff Traffic Assistance Stations: Add staff traffic assistance locations to the drop off/pick up 
plan. At a minimum staff must be stationed at the crosswalks and drop off/pick up area 
location (at the end of the queue). More may be needed elsewhere.

Received December 29, 2023 
Development Services
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Mr. Sam Ball
NAVIGATOR ACADEMY OF LEADERSHIP SOUTHSHORE
MEI File #22-088
December 29, 2023
Page 3 of 6

Response: Staff locations have been added.

d. Unidentified/ Confusing Symbols: Please identify the purpose of tick marks along perimeter of 
parking area. The markings do not meet any parking space standard and appear to conflict 
with the drop off/pick up lanes. They may need to be eliminated. See the attached annotated 
copy of the revised site plan.

Response: Refer to the response for item 6.

e. Exist Queue: The exit queue needs clarification. 
i. The double outbound traffic lanes may create conflict as a majority of traffic will turn left 

at Bishop. Two lanes will result in vehicles in the outer lane trying to merge as they 
approach Bishop. Please consider cones/staff traffic assistance stations or possible 
permanent alternative, such as narrower one-way driveway design.

Response: A staff representative has been added to the queue plan to assist in monitoring 
and controlling the flow at this intersection.

ii. How will the exit only traffic be enforced during drop off/pick up times to prevent
vehicles from entering? Consider both signage and staff traffic assistance stations.

Response: Revised to show staff traffic assistance station.

From email correspondence dated December 27, 2023.

I have a few comments on the draft revised site plan. 

f. The tick marks are confusing. See the highlighted areas of the site plan and queuing plan 
sheets below. It appears they are related to the event parking. Are they intended to be 
pavement markings? If so, please show where such markings are acceptable practice in 
parking lots with vehicles queuing and crossing over them, i.e. MUTCD or other 
standard. If they are not pavement markings or a supportable professional standard, the 
tick marks must be removed from the site plan sheet and the drop off/pick up queuing 
sheet

Response: Refer to the response for item 6.
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g. Please provide a description and purpose of the staff attendant locations on the Queuing 
Sheet in the project narrative. What is their role and how will they support the safe 
circulation of the student drop off and pick up? Staff is particularly concerned with the 
double lane exit only movements onto Bishop Rd.

Response: The Revised Project Narrative includes the requested description and purpose of 
staff attendant locations. In addition to staffing, the exit will be signed using regulatory signage to 
restrict the movements during peak hours.

h. Please explain why the Rith Morris ROW dedication is labelled as “potential”. The site 
plan will need more certainty. If it is a question of exactly how many feet will be needed, 
then it should say +/- 12.5’ ROW Dedication. Assuming that 12.5’ is a representative of 
your estimate of the maximum ROW needed. It should also be described in the project 
narrative under Project Commitments/Substandard Roadways, and in the proposed 
Design Exception.
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Response: The GSP has been revised to reflect a 10’ and 2’ right-of-way dedication on Ruth 
Morris Road and Bishop Road, respectively. The Revised Project Narrative also reflects this 
proposed dedication.

i. In addition to other comments provided on Dec. 13 that need to be address, please see 
the attached comments from the EPC regarding the impacts to the wetlands.

Response: Acknowledged.

EPC (Jackie Perry Cahanin):

1. The revised plans have been reviewed. The Special Use as proposed on the revised site plan 
would result in wetland impacts for an internal access road which have not been authorized by the 
Executive Director of the Environmental Protection Commission (EPC). EPC staff recommends 
that the applicant redesign this site plan to utilize the available upland areas and avoid impacts to 
the wetlands, pursuant to the EPC Wetlands rule, Chapter 1-11, Rules of the EPC and the 
adopted Basis of Review for Chapter 1-11. Chapter 1-11 prohibits wetland impacts unless they 
are necessary for reasonable use of the property. Staff of the EPC recommends that this 
requirement be taken into account during the earliest stages of site design so that wetland 
impacts are avoided or minimized to the greatest extent possible. The size, location, and 
configuration of the wetlands may result in requirements to reduce or reconfigure the 
improvements depicted on the plan. If you choose to proceed with the wetland impacts depicted 
on the plan, a separate wetland impact/mitigation proposal and appropriate fees must be 
submitted to this agency for review.

Response: As noted in an email correspondence December 19, 2023 responding to your 
comment provided December 18, 2023. The proposed wetland impacts are a result of extensive
coordination with FDOT and HC Transportation to resolve site accessibility. Subsequent to the
response, a meeting has been scheduled with EPC for January 2, 2024 to discuss further.

The internal on-site N/S access road is necessary to provide a reasonable use of the property. 
There have been many iterations of the design for this project regarding access. FDOT will not 
allow a direct connection from the proposed site to US 301 and requires access be obtained thru 
Ruth Morris Road and/or Bishop Road. Both Ruth Morris Road and Bishop Road are county-
maintained roads.  Neither road will support full ingress/egress access which requires connection 
to both roads.

The proposed access design accommodates the requirements of both approving transportation 
agencies, FDOT and HC. The egress onto Bishop Road is the only collector road available for use
which is required by HC for middle school access. Bishop Road has also been identified as a 
location for a future traffic signal requiring the widening of Bishop Road. The internal access is 
necessary for ingress/egress and connection to Bishop Road, to provide for a reasonable use of 
the property. Without the on-site N/S access the proposed use of the property is not feasible.
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We trust these items will meet the sufficiency requirements and the case will be moved forward on the 
next available agenda. Thank you very much for your assistance.

Sincerely,

Christopher S. McNeal, PE
         McNEAL ENGINEERING, INC. 
 

c: Pressman & Associates c/o Todd Pressman via email
Gladiator Contracting c/o Jeremy Calkins via email
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Critically, for lessening transportation impacts the school’s arrival and dismissal times will be 
split.  8:00 AM/2:30 PM will be for grades K-4.  7:30 AM/3:00 PM for grades 5-8.  Traffic will 
be routed in a manner that will provide efficient, expedient and safe movements.

The activity of the school itself is centered on the very large property which allows the school 
and its activity to be located as far as possible from any nearby residential uses.  The major 
roadway abutting the site is South US Highway 301, a major arterial roadway.  The development 
is extremely sensitive and responsible regarding the vast wetlands on the property and no 
mitigation is required.     

Transportation Infrastructure Serving the Site
The proposed project will have Peak Hour ingress access from Ruth Morris Road, an E/W 
county roadway along on the southern property boundary. Ruth Morris Road will be improved to 
a reasonable county standard and accommodate a new dedicated Left Turn Lane into the site. 
Ruth Morris is a Local Roadway with a direct connection to US 301, a State Maintained Arterial 
Roadway.

The Peak Hour egress from the proposed site will be thru an internal N/S access to Bishop 
Road, an E/W county roadway along the northern property boundary. Bishop Road will be 
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improved to a reasonable county standard and accommodate a new dedicated WBRT lane. 
Bishop Road is a Collector Road with direct access to US 301, a State Maintained Arterial 
Roadway.

The internal on-site access will be private and gated. On-site circulation will be well signed to 
fullest extent possible. This will include time of day restrictions during peak hours for ingress 
and egress.  In addition to on-site signage, potential points to conflict are to be staffed during 
peak hours.  Staff personnel will be responsible for providing supplemental guidance and 
direction to drivers to assure planned circulations patterns are maintained.

Substandard Roads
Both Ruth Morris Road and Bishop Road will be brought up to a reasonable county standard by 
adding lane width to existing lanes, dedicated turn lanes, sidewalk, and bike facilities where 
appropriate.  Design Exceptions for proposed Typical Sections are under review within the 
County Engineer’s purview for substandard roads.

Developer Commitments
Ruth Morris Road from US 301 to the project entrance will be improved with 11’ thru lanes, 10’ 
dedicated EBLT lane into the site, 10’ shared pedestrian/bike facility on the north side of the 
roadway, and an improved urban drainage system. A +/-10’ Right-of-Way Conveyance along 
Ruth Morris Road is proposed to accommodate said Typical Section.

Bishop Road from US 301 to the project egress will be improved with an 11’ EB thru lane, and 
11’ WBLT and 11’ WBRT lanes, Bike facilities on both sides of the road, and a sidewalk on the 
south side of the road with available space for a sidewalk on the north side when needed, and 
an improved urban drainage system. A +/-2’ Right-of-Way Conveyance along Bishop Road is 
proposed to accommodate said Typical Section.

In addition to the County roadway improvements, a NBRT lane and a SBLT lane will be added 
to the intersection of US 301 and Ruth Morris Road, for access improvements. 

Administrative Variance Access Spacing
For the ingress, Ruth Morris Road is a local roadway and an Administrative Variance for 
spacing was not required. An Administrative Variance is under review regarding the nearest 
existing driveway to the east on Bishop Road. 
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SPECIAL USE 
(GE ERAL)

IMPORTANT INSTRUCTIONS TO ALL APPLICANTS: 
You must schedule an appointment to submit this application.  To request an appointment please call 813-272-5600.

All requirements listed on the submittal checklist must be met. Incomplete applications will not be accepted. 
Property Information  

Property Owner Information 

Applicant Information 

Applicant’s Representative (if different than above) 

Office Use Only Office Use Only

Development Services, 601 E Kennedy Blvd. 19th Floor

06/01/2023

SU-GEN 23-0586
LUHO 08/28/2023

Received 
06-01-23 
Development 
Services

23-0586

wimauma, FlNone

AS-1

19/32/20

18.3WVR-279561.0000

Please use agent
Please use agent 

Navigator Academy of Leadership Southshore

Please use agent

Agent

Pham, Darrick & Duc N. 

Todd Pressman

Agent

727-804-1760

Agent

st petersburg, fl200 2nd Ave., South, #451, St. Petersburg, FL  33701

todd@pressmaninc.com

Todd Pressman, Pres., Pressman & Assoc..  Inc Todd Pressman, Pres., Pressman & Assoc., Inc, 
authorized agent
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