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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Lutz Preparatory School, Inc. 

FLU Category: RES-1, NMU-4  

Service Area: Rural

Site Acreage: +/- 22.96 acres 

Community 
Plan Area: Lutz

Overlay: None

Introduction Summary:
PD 18-0638 was approved in 2018 to allow for an expansion of the existing charter school approval from 800 
students to 1102 students, with the addition of a childcare to the operation of existing kindergarten thru grade 8. 
  
The current PD allows up to 119,336-square-feet of charter school uses with a maximum 982 students in grades pre-
K thru 8, and up to 5,664-square-feet of childcare center uses with a maximum enrollment of 120 students and 
maximum overall 125,000 sf for all structures. The applicant is requesting a major modification to the previously 
approved Plan Development (18-0638), as follows: 

The proposal requests to allow for the ability to accommodate any combination of pre-K thru 8 (minimum 
782 students/max. 982 students) and childcare (minimum 120 childcare students/maximum 320 childcare 
students), up to the previously approved combined total of 1,102 students. No change in the number of total 
students.  
The applicant is also requesting to be permitted to extend utilities into Rural Area pursuant to Comprehensive 
Plan Policy 4.3.1.b which allows for extensions to address a public health hazard documented by the Health 
Department or other regulatory agency.

Existing Approval(s): Proposed Modification(s):
Current: 
982 (K thru 8) + 120 (childcare) = 1,102 students

Proposed: 
782 (K thru 8) + 320 (childcare) = 1,102 students 
[Minimum] [Maximum] [Max. Total]

Additional Information:

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

Waiver(s) to the Land Development Code: None requested. 
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Planning Commission Recommendation:
Inconsistent

Development Services Recommendation:
Approvable, subject to proposed conditions

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:

The subject property is currently developed with a school and located on the west side of North U.S. Highway 41. 
Existing land uses within the area include ASC-1 located to the east and south of the subject site. The property is 
bounded by Lakeside Drive to the south and North U.S. Highway 41 to the west. West across U.S. Highway 41 is 
property zoned Commercial General and ASC-1. The ASC-1 property located directly west across the highway right-of-
way is presently vacant but platted for 14 lots. 
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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-1 (RES-1) and Neighborhood Mixed Use-4 (NMU-4)

Maximum Density/F.A.R.: RES-1: 1 dwelling unit per acre / Maximum 0.25 FAR
NMU-4: 4 dwelling units per acre / Maximum 0.25 FAR

Typical Uses:

Typical uses in the RES-1 Future Land Use category include farms, ranches,
residential uses, rural scale neighborhood commercial uses, offices, and 
multi-purpose projects. 
Typical uses in the NMU-4 Future Land Use category include residential, 
suburban scale neighborhood commercial, office uses, research corporate
park uses, multi-purpose and clustered residential and/or mixed-use 
projects at appropriate locations.
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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 ASC-1 1 du per acre
Agricultural and 
related uses & 

Single-family Residential
Single-family & vacant

South ASC-1 1 du per acre
Agricultural and 
related uses & 

Single-family Residential
Single-family & vacant

East ASC-1 1 du per acre
Agricultural and 
related uses & 

Single-family Residential

Single-family residential 
and lake

West

CG, ASC-1
& N. U.S. 

Highway 41 
ROW

ASC-1: 1 du per acre
CG: Max. 0.27 FAR

Agricultural and ag.-related 
uses, SF, and commercial Commercial and Vacant
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2.0 LAND USE MAP SET AND SUMMARY DATA

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

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

US 41 

FDOT 
Principal 
Arterial - 
Urban 

6 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  

 Substandard Road Improvements  
 Other   

 Choose an 
item. 

Choose an item. Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 4,444 1,116 336 
Proposed 4,522 1,056 405 
Difference (+/-) (+) 78 No Change* (+) 69 
*In the event the developer utilizes the existing approved scenario, there will be no change in the maximum trip generation potential in the 
a.m. peak period.  In the event the new option is utilized, a.m. peak hour traffic will decrease by 60 trips. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South  None None Meets LDC 
East  None None Meets LDC 

West X Vehicular & 
Pedestrian None Meets LDC 

Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

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 
Summary Report”  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

The Water Resources 
Department has no 
objections to Lutz 
Preparatory Academy 
connecting to the County’s 
water and wastewater 
system.  The location for a  
Point of Connection shall 
be determined upon 
evaluating the Academy’s 
application for service. 
 

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 
Charter School - Exempt from impacts.  
 
Daycare                                  
(Per 1,000 s.f.)                        
Mobility: $15,505 *5.664 = $87,820.32           
Fire: $95 * 5.664 = $538.08          
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Rural Mobility, Northwest Fire - Charter school exempt from impacts. Childcare Area 5,664 sq ft.   Childcare/Daycare use will be 
responsible for impact fees.    
 
 

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 
Density Bonus Requested 
Consistent               Inconsistent  

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 

See “Hillsborough County 
Planning Commission 
Review” dated October 4, 
2023.  
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility 
The subject property is currently developed with a school and located on the west side of North U.S. Highway 41. Existing 
land uses within the area include ASC-1 located to the east and south of the subject site. The property is bounded by 
Lakeside Drive to the south and North U.S. Highway 41 to the west. West across U.S. Highway 41 is property zoned 
Commercial General and ASC-1. The ASC-1 property located directly west across the highway right-of-way is presently 
vacant but platted for 14 lots. 
 
In June 2004, a Special Use (04-1343) for a kindergarten thru grade 8 private school was approved per Section 6.11.75 
of the Land Development Code for three folios (140005.000, 14007.0000 and 14009.0000). Subsequently, an application 
for PD 18-0638 was approved in 2018 to allow for an expansion of the existing charter school approval from 800 students 
to 1102 students, with the addition of a childcare to the operation of existing kindergarten thru grade 8. 
  
The applicant is requesting a major modification to the previously approved Plan Development (18-0638), as follows:  
The current PD allows up to 119,336-square-feet of charter school uses with a maximum 982 students in grades pre-K 
thru 8, and up to 5,664-square-feet of childcare center uses with a maximum enrollment of 120 students. The proposal 
requests to allow for the ability to accommodate any combination of pre-K thru 8 (minimum 782 students) and 
childcare (maximum 320 students), up to the previously approved combined total of 1,102 students. No change in the 
number of total students. 
 
The applicant does not request any variations to Land Development Code Parts 6.06.00 (Landscaping/Buffering). The 
applicant also does not propose any changes to the previously approved site plan, other than related to the proposed 
new building area, and to change the breakdown of childcare and grades kindergarten thru grade 8 students.     
 
The proposed project is not a restricted or prohibited activity for WRPA Zone 1 and the PWWPA.  The proposed project 
is not located within a Surface Water Resource Protection Area (SWRPA), as defined in Part 3.05.00 of the Land 
Development Code. Hillsborough County Environmental Services Division (EVSD) has no objection. Based on the most 
current data, the proposed project is located within a Wellhead Resource Protection Area (WRPA) Zone 1 and Potable 
Water Wellfield Protection Area (PWWPA), as defined in Part 3.05.00 of the Land Development Code.   
 
The Planning Commission found the requested use modifications to be consistent with applicable goals, objectives and 
policies, however, has found, as summarized in Section 7 of this report, the overall request inconsistent based on the 
request to be allowed to connect to public utilities. 
 
Transportation  
A detailed review of the transportation may be found in the transportation “Agency Review Comment sheet dated 
October 9, 2023.  
 
Based on the adjacent zonings and uses identified above in the report, staff finds the proposed PD zoning district 
compatible with the existing zoning districts and development pattern in the area. The subject site will comply with and 
conform to all other applicable policies and regulations, including but not limited to, the Hillsborough County Land 
Development Code.  
 
5.2 Recommendation      
Based on the above and issues outlined in Section 7 of this report, staff finds the request approvable. 
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6.0 PROPOSED CONDITIONS  
 
Prior to PD Site Plan Certification, the developer shall revise the PD site plan to: 

 Incorporate sheet PD-3 from the 5/11/23 submittal into the certified plan set; and, 
 Modify the Site Plan (Sheet PD-1) to revise the “Proposed Use” portion of the site data table. As currently 

shown the table indicates a maximum of 1,102 students are possible within the school, which is inaccurate. 
Specifically, table must be revised to accurately describe the combined maximum enrollment, and individual 
minimum and maximum enrollments for each use, consistent with the proposed revisions to condition 2, 
hereinabove. 

 Modify the Vehicular Circulation Plan (Sheet PD-2) to: 
o At the location where 13 queue lanes converge to dual lanes, change the label reading “Lot Attendant” 

to instead state “Lot Attendant(s)”; 
o Modify the label reading “Sufficient Management of Queue Lanes to Be Provided by Lot Attendant” to 

instead state “Sufficient Management of Queue Lanes to Be Provided by Lot Attendant(s)”; 
o Show the shading for new pavement on site, in accordance with the legend. 

 
 

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan 
submitted August 18, 2023.  
 
1. The project shall be limited to a private school in accordance with Section 6.11.88 of the Land 

Development Code and childcare center in accordance with Section 6.11.24 of the Land 
Development Code. 
 

2. The project shall be permitted up to 119,336 s.f. of charter school uses with up to 982 students in 
grades K-8, and up to 5,664 s.f. of childcare center uses with a maximum enrollment of 120 
students. The project shall be permitted up to 125,000 s.f. of grade level K-8 charter school and 
childcare center uses, with up to a combined total of 1,102 students. Notwithstanding the above: 

 
a. Enrollment within the charter school shall be limited to a minimum of 782 and a maximum 
    of 982 students in grades K-8, subject to the above maximum combined limits ; and, 
 
b. Enrollment within the childcare center uses shall be limited to a minimum enrollment of 120 
students and a maximum enrollment of 320 students, subject to the above combined maximum 
limits. 

 
3.            Development standards for the project shall be as follows: 

 
Gross floor area:     125,000 
Maximum height:     50 feet 
Required front yard (south and west):  50 Ft. 
Required side yard (north and east):  15 feet 
Number of floors:    2-story 
 

4. The maximum building size for each individual building shall be fifty thousand (50,000) square feet. 
Any increase in this individual building size will require a new Special Use Permit. Connections 
between buildings by an enclosed or open covered structure shall be permitted and shall not be 
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counted towards the fifty thousand (50,000) square foot maximum for individual buildings. However, 
unless the connection is fully open with only a roof, the connection shall count towards the maximum 
permitted square footage requirement of 125,000 square feet. Connections shall be permitted at each 
level or story of the building. Portable classroom structures shall be permitted anywhere on the 
project site except for within required yards, with total square footage of such classroom structures 
to be included in the maximum of 125,000 square feet. 

 
5. The developer shall have the right to connect to public water and wastewater services. The developer 

shall be permitted to connect to public water and wastewater services, subject to review and approval 
by Hillsborough County Water Resources Department. 

 
6. A buffer of 25 feet in width shall be required along the entire southern, eastern, and northern 

property lines where the project abuts residential uses. Screening shall be provided to include a 
continuous hedge of Wax Myrtle (Myrica cerifera), 25 gallon, 6 feet high x 4 ft spr., planted 4’0” 
on center. Additionally the buffer on the southern property line will contain 64 Live Oak (Quercus 
virginiana), 30 gallon, 9’11” height x 4’-5’ spr., planted approximately 25’0” on center, and a 3 
foot berm with the required screening to be plated on top of said berm. The buffer along the 
northern property line shall not be required when abutting the FDOT Stormwater Facility. 
 

7. Any fencing will need to be in accordance with Section 3.09.02.B.2 of the Lutz Rural Area 
Development Standards. 
 

8. Use of exterior amplified sound shall be permitted in conjunction with school events.  All sound 
levels from the property shall comply with EPC Chapter 1-10, sound and noise levels. To ensure 
compliance with this requirement, all exterior amplified music shall be integrated through a sound 
limiter. Exterior amplified sound shall be prohibited after 9:00 p.m, with exemptions allowed for 
emergency notifications and weather alerts.  
 

9. Billboards and pole signs shall be prohibited.  
 

10. Outdoor lighting related to the use of any outdoor athletic or recreational uses is permitted 
however, evening illumination associated with school functions shall be terminated by 9:00 p.m.  
All possible steps shall be taken to minimize light impact on surrounding properties.  Outdoor 
lighting shall be directed to playing fields and away from surrounding properties. 
 

11. All lighting on the subject site shall be in accordance with Section 3.09.10 of the Lutz Rural Area 
Development Standards, which includes compliance with LDC, Part 6.10.00, Exterior Lighting.  

 
12. Water activities are limited to non-motorized watercrafts and only in conjunction with sailing, 

canoeing, sculling and associated school athletic and educational activities. Two motorized 
watercrafts are permitted for safety use. Public use of the school’s boat ramp is prohibited.  
 

13. The area shown as Athletic and Recreational Facilities shall be restricted to athletic fields, 
recreational areas, and accessory buildings for these uses. All accessory buildings shall be 
required to meet the primary building setbacks.   
 

14. All athletic and recreational facilities and playfields are to be setback either fifty (50) feet from 
the Lake Stemper property line or the setback delineated by the EPC, whichever is greater. All 
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athletic and recreational facilities and play fields are to be setback fifty (50) feet from the 
Lakeside Drive property line and fifteen (15) feet from the northern property line abutting non-
residential uses and twenty-five (25) feet from the northern property line abutting residential uses.  

 
15. The project shall be restricted to two (2) access driveways on US 41. Concurrent with the next 

increment of development following approval of MM 23-0520, . Tthe southernmost existing 
driveway shall be closed and a new driveway constructed as shown on the PD Site Plan. 
Construction access shall be limited to those locations shown on the PD site plan which are also 
proposed vehicular access connections. The developer shall include a note in each 
site/construction plan submittal which indicates same. 
 

16. Concurrent with the next increment of development following approval of MM 23-0520,The , 
the developer shall:  

 
Ca. Construct northbound to eastbound right turn lanes on US 41 at both project access 
driveways;.  
b. Relocate the existing directional median opening serving the northernmost project driveway, 
such that it serves the relocated (southernmost) project driveway; and, 
c. Construct a southbound to eastbound left turn lane on US 41 into the relocated 
(southernmost) project driveway. 
 
This The above improvements may require the developer to dedicate or otherwise acquire 
additional right-of-way. Design of the turn lanes shall be subject to review and approval of the 
Florida Department of Transportation. 

 
17. Parking shall be provided in accordance with the General and Event Parking Plan (sheet 3 of 3). 

Modifications to event parking plans shall be permitted, subject to review and approval of 
Hillsborough County Public Works. 
 

18. 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 queuing both on-
site and off-site at the project access points. Such report shall be submitted to the Hillsborough 
County Development Service and Public Works Departments, and to Access Management and 
Permitting, Florida Department of Transportation, District 7. This annual monitoring requirement 
shall remain in effect for one (1) year beyond the time the total enrollment reaches maximum 
school enrollment (i.e., up to 982 students, depending upon the final allocation of students 
between the child care center and charter school uses). 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 implementing staggered arrival/departure times and/or 
a revised on-site circulation plan to alleviate off-site queuing. Such revised plan shall be subject 
to review and approval by Hillsborough County Public Works and the Florida Department of 
Transportation. 
 

19. Notwithstanding anything on the PD Site Plan or herein these conditions to the contrary:, 
bicycle/pedestrian access shall be permitted anywhere along the property boundary. 
 

20. Notwithstanding anything on the PD Site Plan or Vehicle Circulation Plan to the contrary: 
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a. The southernmost driveway shall be restricted to the Drop-Off and Pick-Up (DO/PU) of 
K-8 Charter School students during Charter School DO/PU periods, and shall also be 
utilized for any daycare students being dropped-off or picked-up “curbside” by a parent 
during the Charter School DO/PU periods; and, 

 
b. The northernmost driveway shall be restricted during Charter School DO/PU periods to 

traffic associated with the childcare center use, as well as parents of Charter School 
students who park and escort their child(ren) into or out of campus, and traffic associated 
with K-8 DO/PO exiting the site. 

 
21. Access management, vehicle queuing, and staff placement shall occur consistent with the Vehicle 

Circulation Plan (sheet 2 of 3) during Charter School DO/PU periods, or as otherwise specified 
herein these conditions. Modifications to this plan may be submitted consistent with Condition 
518, above, or as otherwise approved by Hillsborough County Public Works and the Florida 
Department of Transportation. Notwithstanding anything herein these conditions or shown on 
the plans to the contrary, the area of the driveway within FDOT’s minimum throat depth shall 
not count towards the minimum vehicular queue required by Sec. 6.03.13. of the Hillsborough 
County LDC. 
 

22. Notwithstanding anything shown on the PD Site Plan or General and Event Parking Plan to the 
contrary, parking for the Child Care Center uses shall comply with the design requirements within 
Sections 6.11.24.A. and C. 
 

23. The developer shall construct all site access improvements/median modifications required by its 
FDOT Access Management Permit. This may include, but shall not be limited to, additional site 
access improvements at the intersection of US 41 and Crystal Lake Rd. 

 
24. The charter school and childcare center uses shall not permit students to be dropped off outside 

of the project, including along the property’s US 41 frontage. In such instance, the school and/or 
childcare center shall take any and all actions necessary to ensure such violations of the 
conditions of approval, Site Plan, and/or Traffic Circulation and Queuing Exhibit are cured. 

 
25. Concurrent with the next increment of development following approval of MM 23-0520, the 

developer shall submit an updated trip generation and site access analysis which is based on the 
final allocation of students between the charter school and childcare center uses, as well as a 
worst-case scenario for highest trip impacts in the future. Additionally, the study shall examine 
the queue storage at the intersection of US 41 and Crystal Lake Rd. in order to support FDOT’s 
decision making efforts with respect to turn lane design and any potential additional 
improvements required pursuant to condition 23, above. 
 
 

26. The building, parking areas, and stormwater pond shall be located where generally depicted on 
the site plan.  
 

27. 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. 
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28. 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. 
 

29. 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). 
 

30. Final design of buildings, storm water retention area, and ingresses/egresses are subject to change 
pending formal agency jurisdictional determinations of wetland and other surface water 
boundaries and approval by the appropriate regulatory agencies. 
 

31. The stormwater management system shall be designed and constructed in such a manner so as to 
not adversely impact off-site surface and groundwater elevations. 

 
32. The planting of required trees shall be sensitive to overhead electric utility lines. Trees that exceed 

a mature, overall height of 20 feet shall not be planted within 30 feet of an existing or proposed 
overhead electric utility line. 
 

33. 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 approval. 

 
34. The development of the project shall proceed in strict accordance with the terms and conditions 

contained in the Development Order, the General Site Plan, the land use conditions contained 
herein, and all applicable rules, regulations, and ordinances of Hillsborough County. 

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

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

J. Brian Grady
Mon Oct 16 2023 13:55:56  

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
  
CONNECTION TO WATER / WASTEWATER IN THE RURAL AREA 
 
The subject property is in the Rural Area and the applicant is requesting to be permitted to connect to public wastewater 
in accordance with Comprehensive Plan Policy 4.3.1.b which allows for extensions to address a public health hazard 
documented by the Health Department or other regulatory agency.  In support of their request the applicant has 
submitted communications from the Health Department and the Environmental Protection Commission (EPC) 
confirming the amount of wastewater flow would require construction of package wastewater treatment facility and 
effluent disposal system (WWTP) under the regulation of the EPC.   EPC has offered no objection to connection and is 
supportive of the school connecting to public wastewater (approximately ½ mile away) to eliminate any negative 
environmental impacts and odor issues association with the operation of an onsite WWTP.  Since the subject policy 
speaks to documentation of a public health hazard, the Planning Commission has found the comments submitted by the 
Health Department and EPC insufficient for a finding of consistency with the subject policy.   
 
Staff notes Land Development Regulations addressing allowance for connections in the Rural area (Section 4.02.02.C.) 
are broader than the subject policy in terms of the situations under which expansion can be permitted as it allows for 
considerations of documented health or environmental situations, but it also limits the consideration to existing 
development.   Therefore, while EPC’s comment addresses a qualifying environment situation, the LDC regulations are 
technically not applicable to the subject request since it is for new/additional development.    Notwithstanding, given 
the conflicting scenarios under which extensions of utilities can be considered, staff is supportive of the request to allow 
extension of wastewater utilities given the support of EPC for the connection.  Staff also notes the subject 
Comprehensive Plan policy is being proposed to be updated to better align the policy with the Land Development Code 
in terms of environmental protection scenarios under which extensions can be considered.  
 
 
  



APPLICATION NUMBER: MM 23-0520
ZHM HEARING DATE: October 16, 2023
BOCC LUM MEETING DATE: December 12, 2023 Case Reviewer: Tim Lampkin, AICP

Page 18 of 23

8.0 SITE PLANS (FULL)
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



 

AGENCY REVIEW COMMENT SHEET 

TO: ZONING TECHNICIAN, Development Services Department DATE: 10/09/2023 

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation 

PLANNING SECTOR/AREA: Northwest/ LU PETITION NO: MM 23-0520 

 

 

  This agency has no objection. 
 

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

  This agency objects, based on the listed or attached grounds. 

 

 
NEW AND REVISED CONDITIONS OF APPROVAL 
Revised Conditions 
 

2. The project shall be permitted up to 119,336 125,000 s.f. of grade level K-8 charter school and child 
care center uses, with up to a combined total of 1,102982 students.  Notwithstanding the above: 

a. Enrollment within the charter school shall be limited to a minimum of 782 and a maximum 
of 982 students in grades K-8, subject to the above maximum combined limits ; and, 

b.  Enrollment within the up to 5,664 s.f. of childcare center uses with ashall be limited to a 
minimum enrollment of 120 students and a maximum enrollment of 120 320 students, 
subject to the above combined maximum limits. 

 
[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request.] 

 
 

14. The project shall be restricted to two (2) access driveways on US 41. Concurrent with the next 
increment of development following approval of MM 23-0520, The the southernmost existing 
driveway shall be closed and a new driveway constructed as shown on the PD Site Plan.  
Construction access shall be limited to those locations shown on the PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request, for clarity, and to comport with current practice.] 

 
 

15. Concurrent with the next increment of development following approval of MM 23-0520, Tthe 
developer shall:  
 

a. construct Construct northbound to eastbound right turn lanes on US 41 at both project access 
driveways; 

  This agency has no comments. 



 

b. Relocate the existing directional median opening serving the northernmost project driveway, 
such that it serves the relocated (southernmost) project driveway; and, 

c. Construct a southbound to eastbound left turn lane on US 41 into the relocated 
(southernmost) project driveway.  

 
This The above improvements may require the developer to dedicate or otherwise acquire additional 
right-of-way. Design of the turn lanes shall be subject to review and approval of the Florida 
Department of Transportation. 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request and FDOT comments received regarding the proposal.] 
 
 
 

17. 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 queuing both on-site and 
off-site at the project access points. Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments, and to Access Management and Permitting, 
Florida Department of Transportation, District 7. This annual monitoring requirement shall remain in 
effect for one (1) year beyond the time the total enrollment reaches maximum school enrollment (i.e. 
up to 982 students, depending upon the final allocation of students between the child care center and 
charter school uses). 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 
implementing staggered arrival/departure times and/or a revised on-site circulation plan to alleviate 
off-site queuing. Such revised plan shall be subject to review and approval by Hillsborough County 
Public Works and the Florida Department of Transportation. 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request.] 
 
 

19. Notwithstanding anything on the PD Site Plan or Vehicle Circulation Plan to the contrary: 
 

a.   The southernmost driveway shall be restricted to the Drop-Off and Pick-Up (DO/PU) of K-8 
Charter School students during Charter School DO/PU periods, and shall also be utilized for 
any daycare students being dropped-off or picked-up “curbside” by a parent during the 
Charter School DO/PU periods; and, 

 
b.  The northernmost driveway shall be restricted during Charter School DO/PU periods to 

traffic associated with the childcare center use, as well as parents of Charter School students 
who park and escort their child(ren) into or out of campus, and traffic associated with K-8 
DO/PO exiting the site. 

 
[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request.] 
 
 

20. Access management, vehicle queuing, and staff placement shall occur consistent with the Vehicle 
Circulation Plan (sheet 2 of 3) during Charter School DO/PU periods, or as otherwise specified 
herein these conditions. Modifications to this plan may be submitted consistent with Condition 517, 



 

above, or as otherwise approved by Hillsborough County Public Works and the Florida Department 
of Transportation.  Notwithstanding anything herein these conditions or shown on the plans to the 
contrary, the area of the driveway within FDOT’s minimum throat depth shall not count towards the 
minimum vehicular queue required by Sec. 6.03.13. of the Hillsborough County LDC. 
 

[Transportation Review Section staff is proposing to modify this condition to correct a previous error in 
condition numbering, for clarity, and to reflect current practice.] 

 
 

21. Notwithstanding anything shown on the PD Site Plan or General and Event Parking Plan to the 
contrary, parking for the Child Care Center uses shall comply with the design requirements within 
Sections 6.11.24.A. and C. 

 
[Transportation Review Section staff is proposing to modify this condition to reflect BOCC approved 
changes to the LDC, which eliminated certain special requirements for childcare center uses.] 
 

 
22. The developer shall construct all site access improvements/median modifications required by its 

FDOT Access Management Permit.  This may include, but shall not be limited to, additional site 
access improvements at the intersection of US 41 and Crystal Lake Rd. 
 
 

 
New Conditions 
 

 The charter school and childcare center uses shall not permit students to be dropped off outside 
of the project, including along the property’s US 41 frontage.  In such instance, the school and/or 
childcare center shall take any and all actions necessary to ensure such violations of the 
conditions of approval, Site Plan, and/or Traffic Circulation and Queuing Exhibit are cured. 
 

 Concurrent with the next increment of development following approval of MM 23-0520, the 
developer shall submit an updated trip generation and site access analysis which is based on the 
final allocation of students between the charter school and childcare center uses, as well as a 
worst-case scenario for highest trip impacts in the future.  Additionally, the study shall examine 
the queue storage at the intersection of US 41 and Crystal Lake Rd. in order to support FDOT’s 
decision making efforts with respect to turn lane design and any potential additional 
improvements required pursuant to condition 22, above. 

 
 
Other Conditions 
 

 The charter school and childcare center uses shall not permit students to be dropped off outside of the 
project, including along the property’s US 41 frontage.  In such instance, the school and/or childcare 
center shall take any and all actions necessary to ensure such violations of the conditions of approval, Site 
Plan, and/or Traffic Circulation and Queuing Exhibit are cured. 
 

 Prior to PD Site Plan Certification, the developer shall revise the PD site plan to:  
o Incorporate sheet PD-3 from the 5/11/23 submittal into the certified plan set; and, 

 
o Modify the Site Plan (Sheet PD-1) to revise the “Proposed Use” portion of the site data table.  As 

currently shown the table indicates a maximum of 1,102 students are possible within the school, 



 

which is inaccurate.  Specifically, table must be revised to accurately describe the combined 
maximum enrollment, and individual minimum and maximum enrollments for each use, 
consistent with the proposed revisions to condition 2, hereinabove. 

 
 

o Modify the Vehicular Circulation Plan (Sheet PD-2) to: 
 At the location where 13 queue lanes converge to dual lanes, change the label reading 

“Lot Attendant” to instead state “Lot Attendant(s)”; 
 Modify the label reading “Sufficient Management of Queue Lanes to Be Provided by Lot 

Attendant” to instead state “Sufficient Management of Queue Lanes to Be Provided by 
Lot Attendant(s)”; 

 Show the shading for new pavement on site, in accordance with the legend. 
 
 
 
PROJECT OVERVIEW AND TRIP GENERATION 
The applicant is requesting a Major Modification (MM) to a +/- 22.96 ac. parcel, currently zoned Planned 
Development (PD) 18-0638.  The current PD is approved for up to 119,336 s.f. of charter school uses with up to 
982 students in grades K-8, and up to 5,664 s.f. of childcare center uses with a maximum enrollment of 120 
students.  The applicant is proposing to cap the total enrollment at 1,102 students, impose an individual maximum 
of 982 students for the school use, and impose an individual maximum of 320 for the childcare center uses.  This 
would have the effect of leaving total student on site unchanged; however, the developer would be able to 
“reallocate” some of the existing charter school student enrollment to the childcare use enrollment.  The developer 
has also proposed minimums for each use.   
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip generation 
and site access analysis for the subject site.  The transportation analysis does not represent a worst-case site access 
analysis for purposes assigning trips between the two project access connections.  There were also differences 
between the applicant’s traffic study and staff’s assumptions below (i.e. staff utilized data from a 2017 study in 
lieu of ITE data, which does not include rates for a K-8 charter school, thereby requiring data from LUC 530 for 
private K-8 schools to be used instead).  As demonstrated by the study, the existing approved zoning represents 
the worst-case development scenario in the a.m. peak hour.  Should the applicant reallocate students from the 
charter school to the childcare center uses, the overall trip generation potential of the subject site would decrease 
in the a.m. peak hour, but increase overall and in the p.m. peak period.   Staff notes that FDOT has required the 
applicant prepare a revised analysis when it submits its request for site/construction plan approval, and staff has 
included such condition in the proposed conditions included hereinabove.   
  
Transportation Review Section staff prepared the below comparison of the maximum trip generation potential of 
the project under the existing and proposed zoning designations.  Data presented below is based on data from the 
Institute of Transportation Engineer’s Trip Generation Handbook, 11th Edition, as well as a 2017 study of K-8 
charter schools which was prepared by the Florida Department of Transportation.   
 
 
Existing Zoning:  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

A.M. Peak  
Hour Trips  

P.M. Peak  
Hour Trips 

PD, Charter School K-8 (2017 FDOT Study AM, 
LUC 530 AADT and PM)– 962 students 3,954 1,029 250 

PD, 120 childcare center students (ITE LUC 565) 490 87 86 
Subtotal: 4,444 1,116 336 

 
 



 

Proposed Zoning (New “Option”):  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

A.M. Peak  
Hour Trips  

P.M. Peak  
Hour Trips 

PD, Charter School K-8 (2017 FDOT Study AM, 
LUC 530 AADT and PM)– 782 students 3,214 837 203 

PD, 320 childcare center students (ITE LUC 565) 1,308 219 202 
Subtotal: 4,522 1,056 405 

 
 

Trip Generation Difference (Currently Approved to Worst-Case): 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

A.M. Peak  
Hour Trips  

P.M. Peak  
Hour Trips 

Difference: (+) 78 No 
Change* (+) 69 

*In the event the developer utilizes the existing approved scenario, there will be no change in the maximum trip 
generation potential in the a.m. peak period.  In the event the new option is utilized, a.m. peak hour traffic will 
decrease by 60 trips. 

 
 
EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
US 41 is a 6-lane, divided, principal arterial roadway in above average condition. The roadway is characterized by 
11-foot wide lanes. There are +/- 5-foot wide sidewalks and +/- 4-foot wide bicycle lanes along both sides of US 
41 in the vicinity of the proposed project. 
 
 
COMPATIBILITY OF ACCESS/ SITE CIRCULATION/ OTHER CONSIDERATIONS 
The applicant has coordinated with the Florida Department of Transportation (FDOT) regarding access 
improvements that will be required to serve the project. FDOT is requiring construction of a right turn lane into 
the project at each driveway, closure of the existing median opening serving the northern project driveway, as 
well as relocation of the existing southern driveway further north in order to create a new directional median 
opening in a location which does not interfere with the CSX rail line cross arms and signal equipment.  The 
developer will also be required to construct a southbound left turn lane into this new median opening, and 
potentially reconfigure the intersection of US 41 and Crystal Lake Rd. (to be determined at site depending upon 
the outcome of the FDOT required traffic analysis). 
 
The applicant has not indicated any fixed Drop-Off and Pick-Up times (DO/PU) for the school, and none were 
required or included in the approved 2005 Special Use. Staff has included the standard condition for 
new/expanded private and charter schools that requires modification of the proposed vehicle circulation plans or 
other mitigation measures in the event the proposed access and circulation plans are insufficient to prevent 
impacts to US 41 from queueing vehicles. In this instance, one such mitigation measure could be institution of 
staggered arrival/dismissal times 
 
Regardless of the above, staff has proposed a condition that requires traffic associated with the dropping-off or 
picking-up of a charter school student to utilize the southernmost driveway during DO/PU times. The condition 
also requires all traffic associated with the daycare center use and certain charter school traffic (i.e. parents 
parking and walking their children into the facility) to utilize the northernmost access driveway during charter 
school DO/PU times. This condition ensures that both uses can operate simultaneously on the site without 
interfering with traffic operations of the other use. 
 



 

Sheet 2 of the applicant’s site plan shows proposed traffic circulation patterns and the required vehicle queue area, 
and Sheet 3 shows the event parking plan, as required by Section 6.03.13 of the Hillsborough County Land 
Development Code (LDC). This plan generally meets the LDC’s requirement for demonstrating that stacking 
during the DO/PU of students can be accommodated on site.  
 
 
Pick-Up/Drop-Off Impacts 
Consistent with recent practice for sites with schools, staff has included a condition to address the potential of 
students being dropped off outside of the charter school/ childcare center site, which would require the school and 
childcare center to take any and all action necessary to cure the issues.  
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Level of Service (LOS) information for the adjacent roadway facility has been included below for reference.  

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 41 Debuel Rd. Sunset Ln. D C 

Source: Hillsborough County 2020 Level of Service Report 



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 41 FDOT Principal
Arterial Urban

6 Lanes
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation Not applicable for this request
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 4,444 1,116 336
Proposed 4,522 1,056 405
Difference (+/ ) (+) 78 No Change* (+) 69
*In the event the developer utilizes the existing approved scenario, there will be no change in the maximum trip generation potential in the
a.m. peak period. In the event the new option is utilized, a.m. peak hour traffic will decrease by 60 trips.

Connectivity and Cross Access Not applicable for this request

Project Boundary Primary Access Additional
Connectivity/Access Cross Access Finding

North None None Meets LDC
South None None Meets LDC
East None None Meets LDC
West X Vehicular & Pedestrian None Meets LDC
Notes:

Design Exception/Administrative Variance Not applicable for this request
Road Name/Nature of Request Type Finding

Choose an item. Choose an item.
Choose an item. Choose an item.

Notes:



Transportation Comment Sheet

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







•

•



































Unincorporated Hillsborough County Rezoning 

Hearing Date: 
October 16, 2023

Report Prepared:
October 4, 2023 

Petition: RZ 23-0520

17951 North 41 Highway

Directly east of North US Highway 41 and north of 
Lakeside Road

Summary Data:

Comprehensive Plan Finding INCONSISTENT

Adopted Future Land Use Neighborhood Mixed Use- 4 (4 du/ga; 0.35 FAR)
Residential-1 (1 du/ga; 0.25 FAR)

Service Area Rural Area

Community Plan Lutz

Request Major Modification (MM) to a Planned
Development (PD 18-0638) to accommodate an
increase in enrollment to the previously approved 
total of 1,102 students and to increase the 
existing school from 79, 608 square feet to 
125,000 square feet.

Parcel Size ± 22.46 acres (± 978,357 square feet)

Street Functional
Classification   

North US Highway 41 – State Principal Arterial
Lakeside Drive- Local 

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
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Context 
 The approximately 22.46-acre subject site is located directly east of North US Highway 41 

and north of Lakeside Road.  

 The site is located within the Rural Area and is within the limits of the Lutz Community 
Plan. 

 The subject property is located within both the Neighborhood Mixed-Use 4 (NMU-4) and 
Residential-1 (RES-1) Future Land Use categories. The NMU-4 Future Land Use category 
can be considered for a maximum density of 4 dwelling units per gross acre. Suburban 
scale neighborhood commercial is limited to 110, 000 sq. ft. or 0.25 Floor Area Ratio 
(FAR), whichever is less intense. Actual square footage is dependent on the classification 
of the roadway intersection where a project is located. Office uses, research corporate 
park uses, multi-purpose and mixed use projects at an FAR up to 0.35 can be considered. 
The intent of the NMU-4 Future Land Use is to provide for areas of urban/suburban 
intensity and density. Typical uses include residential, suburban scale neighborhood 
commercial, office uses, research corporate park uses, multi-purpose and clustered 
residential and/or mixed-use projects at appropriate locations. The RES-1 Future Land 
Use category can be considered for a maximum of 1 dwelling unit per gross acre or a 
maximum of 0.25 FAR. The RES-1 Future Land Use is intended to designate areas for 
rural residential uses that are compatible with short-term agricultural uses. Typical uses in 
the RES-1 category include farms, ranches, residential uses, rural scale neighborhood 
commercial uses, offices and multi-purpose projects.  
 

 The immediate area surrounding the subject site consists of NMU-4 on each side of US 
Highway 41, with RES-1 abutting the NMU-4. The subject site is split with two Future Land 
Use categories - the western portion designated as NMU-4 and the eastern portion 
designated as RES-1.  

 The subject site currently serves as the location of Lutz Preparatory School. Single family 
residential uses surround the site to the northeast, east, southeast, and south. Also, to the 
east there are vacant uses. To the north there are also public/quasi-public/institution uses. 
To the west of US Highway 41 there are a variety of uses such as homeowner association, 
heavy industrial, light commercial and vacant uses. There are additional homeowner 
association lands to the south. 

 The subject site is currently zoned as Planned Development (18-0638). The subject is 
surrounded by Agricultural Single-Family Conventional-1 (ASC-1) zoning to the north, 
east, south and west. There is Commercial General (CG) and additional PD zoning 
districts west past North US Highway 41. 

 The applicant is requesting a Major Modification (MM) to a Planned Development (PD 18-
0638) to accommodate an increase in enrollment to the previously approved total of 1,102 
students and to increase the existing school from 79,608 square feet to 125,000 square 
feet.  As part of this application, it is also requested that the school connect to Hillsborough 
County water and wastewater. 

Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to this rezoning request and are used as a 
basis for an inconsistency finding. 
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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 
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. 
 
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 
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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. 
 
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. 
 
ONE WATER CHAPTER 
 
Objective 4.3: Limit public potable water and wastewater lines from being extended into the Rural 
Area, except under specified conditions. 
 
Policy 4.3.1.d: Public potable water and wastewater lines shall not be permitted to be extended 
into the Rural Area unless this extension occurs to: 
 
C. Address a public health hazard documented by the Health Department or other regulatory 
agency; 
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D. Provide for the extension of centralized potable water or wastewater infrastructure to serve 
Hillsborough County Public Schools operated by the Hillsborough County School Board, so long 
as the service lines are designed to accommodate solely the service demands of the school, 
consistent with the Interlocal Agreement for School Facilities Planning and Siting and School 
Concurrency; 

LIVABLE COMMUNITIES ELEMENT: Lutz Community Plan 

Schools  
 
The educational needs of the children in the Lutz community are a high priority for the residents 
of the community. As the School District of Hillsborough County determines that additional school 
facilities are needed to serve these children, the citizens of Lutz respectively request that: 
  the planning and development of schools reflects the character of the community and the 
historic character of the old Lutz schoolhouse and its Georgian Revival architecture (incorporating 
this into new schools);   
 sensitive siting to the environment, avoiding major environmental areas, with no schools built 

on or within environmentally areas;  
 high schools be located on major (4 lane or greater) roads and be designed to serve the student 

population generated by the Lutz community;  
 middle and elementary schools be designed to accommodate drop-offs and pick-ups on site, 

without interrupting traffic flow on local streets;  
 a public involvement program, is utilized which includes meaningful input from the community 

in the development of a long-range plan, for school locations within the community; and  
 schools and other publicly-owned community facilities such as libraries, parks and community 

centers can be collocated to allow for shared resources and savings in cost. 
 
Staff Analysis of Goals, Objectives and Policies: 
The approximately 22.46 acre subject site is located directly east of North US Highway 41 
and north of Lakeside Road. The subject site is in the Rural Area and is within the limits of 
the Lutz Community Plan. The subject site’s Future Land Use classification is 
Neighborhood Mixed Use-4 (NMU-4) and Residential-1 (RES-1). The applicant is requesting 
a Major Modification (MM) to a Planned Development (PD-18-0638) to accommodate an 
increase in enrollment to the previously approved total of 1,102 students and to increase 
the existing school from 79,608 square feet to the previous PD conditions of approval for 
125,000 square feet.  As part of this application, it is also requested that the school connect 
to Hillsborough County water and wastewater. 
 
The applicant is seeking to accommodate for the previously approved total of 1,102 
students and to utilize the remaining square footage permitted under the original 125,000 
square feet PD conditions to construct an expanded structure on the site. The existing 
square footage is 79,608 and the applicant is seeking an additional 45,392 square feet in 
the general area of the proposed new building envelope. The subject site sits within the 
Rural Area where according to Objective 4 of the Future Land Use Element (FLUE) notes 
that 20% of the growth in the region will occur. FLUE Policy 4.1 characterizes the Rural 
Area as low-density, large lot residential uses and long-term agricultural uses that can 
exist without the threat of urban or suburban encroachment. A Major Modification to PD 
18-0638 would allow for development that is aligned with this policy direction as it will be 
a low intensity residential support use. A school is considered a residential support use 
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thus helps serve as a transition of use, as the surrounding area consists of primarily 
single-family, homeowner association, agricultural, light commercial, heavy industrial, and 
vacant uses. Furthermore, the site is situated within both the NMU-4 and RES-1 Future 
Land Use categories. Both Future Land Use categories allow for consideration of 
residential support uses. PD 18-0638 was approved for a maximum student enrollment of 
1,102 students and 125,000 square feet. The applicant is seeking per their revised narrative 
submitted on August 18, 2023, a Major Modification to allow for a combination of K-8 
students and childcare students in accordance with the maximum numbers of each type 
of student included within the traffic analysis. The applicant seeks the ability to have any 
combination of childcare and K-8 students subject to a minimum of 782 and a maximum 
of 982 K-8 students, and a maximum of 320 and a minimum of 120 childcare students, the 
enrollment in no case would exceed 1,102 students per the applicant’s narrative uploaded 
into Optix on August 18, 2023. 
 
Additionally, the existing approved PD 18-0638 provides for a maximum of 125,000 square 
feet of charter school and daycare uses. The majority of the structures on the revised site 
plan submitted to Optix on August 18, 2023, have already been constructed. The applicant 
with this application seeks to utilize the remaining square footage permitted under the 
original PD conditions of approval. The new structure will be used in connection with the 
approved uses of the existing PD 18-0638. The new structure will be located on the 
southern portion of the site. 
 
Currently, the school’s existing square footage total is 79,608 square feet. The applicant is 
seeking approximately 45,392 in additional square footage for the proposed new building 
envelope from the previously approved PD conditions of 125,000 square feet. The subject 
site sits in both the NMU-4 and RES-1 Future Land Use categories. RES-1 covers 12.75 
acres of the total 22.46 acres, while NMU-4 covers the remaining 9.71 acres. The proposed 
square footage total falls below the 0.25 Floor Area Ratio (FAR) maximum of RES-1. The 
site is allowed consideration for up to 138,847.5 square feet and the proposed Major 
Modification will fall below the 0.25 max FAR. A maximum consideration of up to 0.35 FAR 
is permitted within the NMU-4 Future Land Use category. Within the NMU-4 Future Land 
Use category the site is permitted consideration of up to 148,038.66 square feet. The 
proposed Major Modification of 125,000 square feet will be below the 0.35 FAR for NMU-4. 
Therefore, the proposal is consistent with the allowable FAR and uses under both Future 
Land Use categories and is also consistent with Objective 8 and Policy 8.1 of the FLUE.  
 
The proposed rezoning meets the intent of FLUE Objective 16 and associated policies 
relating to neighborhood protection. The subject site currently serves as the location for 
Lutz Preparatory School, which serves as both a childcare center and a charter school for 
kindergarten through eighth (K-8) grade students. Single family residential uses surround 
the site to the northeast, east, south, and southeast. The proposed expansion of the 
charter school will not only provide a residential support use to the nearby established 
single family residential, but it will also provide for an adequate transition in intensity 
between the heavy industrial and light commercial uses to the west of North US Highway 
41. The proposal is compatible with the existing surrounding development pattern that 
includes residential, commercial, and industrial uses. The application is consistent with 
Objective 12 and Policy 12-4.1 of the Community Design Component (CDC) of the FLUE, 
as well as Policies 16.1, 16.2 and 16.3 of the FLUE. The proposal also meets the intent of 
FLUE Objective 17 and Policy 17.1 as the school is a residential support use and the 
improvements are designed to fit the character of a neighborhood. 
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The subject site meets the intent of the school component of the Lutz Community Plan. 
The Plan seeks to prioritize the educational needs of the children in the Lutz community. 
Residents seek the planning and development of schools that reflect the character of the 
community. The proposed Major Modification to PD 18-0638 complies with the policy 
direction outlined in the community plan.  
 
However, Objective 4.3 of the One Water Chapter (OW) of the Unincorporated Hillsborough 
County Comprehensive Plan limits public potable water and wastewater lines from being 
extended into the Rural Area, except under specified conditions. OW Policy 4.3.1 states 
that public potable water and wastewater lines shall not be permitted to be extended into 
the Rural Area unless such extensions occur under specific circumstances. The applicable 
criterion in this case is OW Policy 4.3.1.c, which allows an extension of public potable 
water and wastewater lines to address a public health hazard that is documented by the 
Health Department or another regulatory agency.  There are letters from both the 
Department of Health (DOH) and the Environmental Protection Commission (EPC) on file 
as part of the record.  The letter from EPC indicates that EPC has no objection to 
connection to public wastewater and that such a connection would address potential 
negative environmental impacts; however, it does not specify a public health hazard that 
would be addressed.  Similarly, the letter from DOH outlines permitting requirements, and 
that the expansion would not be able to be permitted through an onsite sewage treatment 
and disposal system.   The letter from DOH does not indicate a public health hazard to be 
addressed.  Though the application is compatible with the uses in the surrounding area 
and serves as a residential support use, at the time of the filing of this report, the 
documentation provided does not demonstrate a public health hazard to qualify for an 
exception from the policies outlined within the One Water Element. Therefore, Planning 
Commission staff cannot support this application on that basis, and has found the request 
inconsistent with the Goals, Objectives, and Policies of the Unincorporated Hillsborough 
County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Major 
Modification INCONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan. 
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AGENCY 

COMMENTS



 

AGENCY REVIEW COMMENT SHEET 

TO: ZONING TECHNICIAN, Development Services Department DATE: 10/09/2023 

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation 

PLANNING SECTOR/AREA: Northwest/ LU PETITION NO: MM 23-0520 

 

 

  This agency has no objection. 
 

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

  This agency objects, based on the listed or attached grounds. 

 

 
NEW AND REVISED CONDITIONS OF APPROVAL 
Revised Conditions 
 

2. The project shall be permitted up to 119,336 125,000 s.f. of grade level K-8 charter school and child 
care center uses, with up to a combined total of 1,102982 students.  Notwithstanding the above: 

a. Enrollment within the charter school shall be limited to a minimum of 782 and a maximum 
of 982 students in grades K-8, subject to the above maximum combined limits ; and, 

b.  Enrollment within the up to 5,664 s.f. of childcare center uses with ashall be limited to a 
minimum enrollment of 120 students and a maximum enrollment of 120 320 students, 
subject to the above combined maximum limits. 

 
[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request.] 

 
 

14. The project shall be restricted to two (2) access driveways on US 41. Concurrent with the next 
increment of development following approval of MM 23-0520, The the southernmost existing 
driveway shall be closed and a new driveway constructed as shown on the PD Site Plan.  
Construction access shall be limited to those locations shown on the PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request, for clarity, and to comport with current practice.] 

 
 

15. Concurrent with the next increment of development following approval of MM 23-0520, Tthe 
developer shall:  
 

a. construct Construct northbound to eastbound right turn lanes on US 41 at both project access 
driveways; 

  This agency has no comments. 



 

b. Relocate the existing directional median opening serving the northernmost project driveway, 
such that it serves the relocated (southernmost) project driveway; and, 

c. Construct a southbound to eastbound left turn lane on US 41 into the relocated 
(southernmost) project driveway.  

 
This The above improvements may require the developer to dedicate or otherwise acquire additional 
right-of-way. Design of the turn lanes shall be subject to review and approval of the Florida 
Department of Transportation. 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request and FDOT comments received regarding the proposal.] 
 
 
 

17. 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 queuing both on-site and 
off-site at the project access points. Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments, and to Access Management and Permitting, 
Florida Department of Transportation, District 7. This annual monitoring requirement shall remain in 
effect for one (1) year beyond the time the total enrollment reaches maximum school enrollment (i.e. 
up to 982 students, depending upon the final allocation of students between the child care center and 
charter school uses). 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 
implementing staggered arrival/departure times and/or a revised on-site circulation plan to alleviate 
off-site queuing. Such revised plan shall be subject to review and approval by Hillsborough County 
Public Works and the Florida Department of Transportation. 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request.] 
 
 

19. Notwithstanding anything on the PD Site Plan or Vehicle Circulation Plan to the contrary: 
 

a.   The southernmost driveway shall be restricted to the Drop-Off and Pick-Up (DO/PU) of K-8 
Charter School students during Charter School DO/PU periods, and shall also be utilized for 
any daycare students being dropped-off or picked-up “curbside” by a parent during the 
Charter School DO/PU periods; and, 

 
b.  The northernmost driveway shall be restricted during Charter School DO/PU periods to 

traffic associated with the childcare center use, as well as parents of Charter School students 
who park and escort their child(ren) into or out of campus, and traffic associated with K-8 
DO/PO exiting the site. 

 
[Transportation Review Section staff is proposing to modify this condition to reflect the applicant’s 
request.] 
 
 

20. Access management, vehicle queuing, and staff placement shall occur consistent with the Vehicle 
Circulation Plan (sheet 2 of 3) during Charter School DO/PU periods, or as otherwise specified 
herein these conditions. Modifications to this plan may be submitted consistent with Condition 517, 



 

above, or as otherwise approved by Hillsborough County Public Works and the Florida Department 
of Transportation.  Notwithstanding anything herein these conditions or shown on the plans to the 
contrary, the area of the driveway within FDOT’s minimum throat depth shall not count towards the 
minimum vehicular queue required by Sec. 6.03.13. of the Hillsborough County LDC. 
 

[Transportation Review Section staff is proposing to modify this condition to correct a previous error in 
condition numbering, for clarity, and to reflect current practice.] 

 
 

21. Notwithstanding anything shown on the PD Site Plan or General and Event Parking Plan to the 
contrary, parking for the Child Care Center uses shall comply with the design requirements within 
Sections 6.11.24.A. and C. 

 
[Transportation Review Section staff is proposing to modify this condition to reflect BOCC approved 
changes to the LDC, which eliminated certain special requirements for childcare center uses.] 
 

 
22. The developer shall construct all site access improvements/median modifications required by its 

FDOT Access Management Permit.  This may include, but shall not be limited to, additional site 
access improvements at the intersection of US 41 and Crystal Lake Rd. 
 
 

 
New Conditions 
 

 The charter school and childcare center uses shall not permit students to be dropped off outside 
of the project, including along the property’s US 41 frontage.  In such instance, the school and/or 
childcare center shall take any and all actions necessary to ensure such violations of the 
conditions of approval, Site Plan, and/or Traffic Circulation and Queuing Exhibit are cured. 
 

 Concurrent with the next increment of development following approval of MM 23-0520, the 
developer shall submit an updated trip generation and site access analysis which is based on the 
final allocation of students between the charter school and childcare center uses, as well as a 
worst-case scenario for highest trip impacts in the future.  Additionally, the study shall examine 
the queue storage at the intersection of US 41 and Crystal Lake Rd. in order to support FDOT’s 
decision making efforts with respect to turn lane design and any potential additional 
improvements required pursuant to condition 22, above. 

 
 
Other Conditions 
 

 The charter school and childcare center uses shall not permit students to be dropped off outside of the 
project, including along the property’s US 41 frontage.  In such instance, the school and/or childcare 
center shall take any and all actions necessary to ensure such violations of the conditions of approval, Site 
Plan, and/or Traffic Circulation and Queuing Exhibit are cured. 
 

 Prior to PD Site Plan Certification, the developer shall revise the PD site plan to:  
o Incorporate sheet PD-3 from the 5/11/23 submittal into the certified plan set; and, 

 
o Modify the Site Plan (Sheet PD-1) to revise the “Proposed Use” portion of the site data table.  As 

currently shown the table indicates a maximum of 1,102 students are possible within the school, 



 

which is inaccurate.  Specifically, table must be revised to accurately describe the combined 
maximum enrollment, and individual minimum and maximum enrollments for each use, 
consistent with the proposed revisions to condition 2, hereinabove. 

 
 

o Modify the Vehicular Circulation Plan (Sheet PD-2) to: 
 At the location where 13 queue lanes converge to dual lanes, change the label reading 

“Lot Attendant” to instead state “Lot Attendant(s)”; 
 Modify the label reading “Sufficient Management of Queue Lanes to Be Provided by Lot 

Attendant” to instead state “Sufficient Management of Queue Lanes to Be Provided by 
Lot Attendant(s)”; 

 Show the shading for new pavement on site, in accordance with the legend. 
 
 
 
PROJECT OVERVIEW AND TRIP GENERATION 
The applicant is requesting a Major Modification (MM) to a +/- 22.96 ac. parcel, currently zoned Planned 
Development (PD) 18-0638.  The current PD is approved for up to 119,336 s.f. of charter school uses with up to 
982 students in grades K-8, and up to 5,664 s.f. of childcare center uses with a maximum enrollment of 120 
students.  The applicant is proposing to cap the total enrollment at 1,102 students, impose an individual maximum 
of 982 students for the school use, and impose an individual maximum of 320 for the childcare center uses.  This 
would have the effect of leaving total student on site unchanged; however, the developer would be able to 
“reallocate” some of the existing charter school student enrollment to the childcare use enrollment.  The developer 
has also proposed minimums for each use.   
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip generation 
and site access analysis for the subject site.  The transportation analysis does not represent a worst-case site access 
analysis for purposes assigning trips between the two project access connections.  There were also differences 
between the applicant’s traffic study and staff’s assumptions below (i.e. staff utilized data from a 2017 study in 
lieu of ITE data, which does not include rates for a K-8 charter school, thereby requiring data from LUC 530 for 
private K-8 schools to be used instead).  As demonstrated by the study, the existing approved zoning represents 
the worst-case development scenario in the a.m. peak hour.  Should the applicant reallocate students from the 
charter school to the childcare center uses, the overall trip generation potential of the subject site would decrease 
in the a.m. peak hour, but increase overall and in the p.m. peak period.   Staff notes that FDOT has required the 
applicant prepare a revised analysis when it submits its request for site/construction plan approval, and staff has 
included such condition in the proposed conditions included hereinabove.   
  
Transportation Review Section staff prepared the below comparison of the maximum trip generation potential of 
the project under the existing and proposed zoning designations.  Data presented below is based on data from the 
Institute of Transportation Engineer’s Trip Generation Handbook, 11th Edition, as well as a 2017 study of K-8 
charter schools which was prepared by the Florida Department of Transportation.   
 
 
Existing Zoning:  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

A.M. Peak  
Hour Trips  

P.M. Peak  
Hour Trips 

PD, Charter School K-8 (2017 FDOT Study AM, 
LUC 530 AADT and PM)– 962 students 3,954 1,029 250 

PD, 120 childcare center students (ITE LUC 565) 490 87 86 
Subtotal: 4,444 1,116 336 

 
 



 

Proposed Zoning (New “Option”):  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

A.M. Peak  
Hour Trips  

P.M. Peak  
Hour Trips 

PD, Charter School K-8 (2017 FDOT Study AM, 
LUC 530 AADT and PM)– 782 students 3,214 837 203 

PD, 320 childcare center students (ITE LUC 565) 1,308 219 202 
Subtotal: 4,522 1,056 405 

 
 

Trip Generation Difference (Currently Approved to Worst-Case): 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

A.M. Peak  
Hour Trips  

P.M. Peak  
Hour Trips 

Difference: (+) 78 No 
Change* (+) 69 

*In the event the developer utilizes the existing approved scenario, there will be no change in the maximum trip 
generation potential in the a.m. peak period.  In the event the new option is utilized, a.m. peak hour traffic will 
decrease by 60 trips. 

 
 
EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
US 41 is a 6-lane, divided, principal arterial roadway in above average condition. The roadway is characterized by 
11-foot wide lanes. There are +/- 5-foot wide sidewalks and +/- 4-foot wide bicycle lanes along both sides of US 
41 in the vicinity of the proposed project. 
 
 
COMPATIBILITY OF ACCESS/ SITE CIRCULATION/ OTHER CONSIDERATIONS 
The applicant has coordinated with the Florida Department of Transportation (FDOT) regarding access 
improvements that will be required to serve the project. FDOT is requiring construction of a right turn lane into 
the project at each driveway, closure of the existing median opening serving the northern project driveway, as 
well as relocation of the existing southern driveway further north in order to create a new directional median 
opening in a location which does not interfere with the CSX rail line cross arms and signal equipment.  The 
developer will also be required to construct a southbound left turn lane into this new median opening, and 
potentially reconfigure the intersection of US 41 and Crystal Lake Rd. (to be determined at site depending upon 
the outcome of the FDOT required traffic analysis). 
 
The applicant has not indicated any fixed Drop-Off and Pick-Up times (DO/PU) for the school, and none were 
required or included in the approved 2005 Special Use. Staff has included the standard condition for 
new/expanded private and charter schools that requires modification of the proposed vehicle circulation plans or 
other mitigation measures in the event the proposed access and circulation plans are insufficient to prevent 
impacts to US 41 from queueing vehicles. In this instance, one such mitigation measure could be institution of 
staggered arrival/dismissal times 
 
Regardless of the above, staff has proposed a condition that requires traffic associated with the dropping-off or 
picking-up of a charter school student to utilize the southernmost driveway during DO/PU times. The condition 
also requires all traffic associated with the daycare center use and certain charter school traffic (i.e. parents 
parking and walking their children into the facility) to utilize the northernmost access driveway during charter 
school DO/PU times. This condition ensures that both uses can operate simultaneously on the site without 
interfering with traffic operations of the other use. 
 



 

Sheet 2 of the applicant’s site plan shows proposed traffic circulation patterns and the required vehicle queue area, 
and Sheet 3 shows the event parking plan, as required by Section 6.03.13 of the Hillsborough County Land 
Development Code (LDC). This plan generally meets the LDC’s requirement for demonstrating that stacking 
during the DO/PU of students can be accommodated on site.  
 
 
Pick-Up/Drop-Off Impacts 
Consistent with recent practice for sites with schools, staff has included a condition to address the potential of 
students being dropped off outside of the charter school/ childcare center site, which would require the school and 
childcare center to take any and all action necessary to cure the issues.  
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Level of Service (LOS) information for the adjacent roadway facility has been included below for reference.  

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 41 Debuel Rd. Sunset Ln. D C 

Source: Hillsborough County 2020 Level of Service Report 



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 41 FDOT Principal
Arterial Urban

6 Lanes
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation Not applicable for this request
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 4,444 1,116 336
Proposed 4,522 1,056 405
Difference (+/ ) (+) 78 No Change* (+) 69
*In the event the developer utilizes the existing approved scenario, there will be no change in the maximum trip generation potential in the
a.m. peak period. In the event the new option is utilized, a.m. peak hour traffic will decrease by 60 trips.

Connectivity and Cross Access Not applicable for this request

Project Boundary Primary Access Additional
Connectivity/Access Cross Access Finding

North None None Meets LDC
South None None Meets LDC
East None None Meets LDC
West X Vehicular & Pedestrian None Meets LDC
Notes:

Design Exception/Administrative Variance Not applicable for this request
Road Name/Nature of Request Type Finding

Choose an item. Choose an item.
Choose an item. Choose an item.

Notes:



Transportation Comment Sheet

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
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101 E. Kennedy Blvd., Suite 3700, Tampa, FL 33602-5195  |  TT 813.221.3900  |  F 813.221.2900  |  HWHLAW.COM 

 

SENDER’S DIRECT DIAL: 
813-227-8421 

 
SENDER’S E-MAIL: 

Kami.Corbett@hwhlaw.com 
August 2, 2023 

 
 
Tim Lampkin 
Development Services Department 
County Center 
601 E. Kennedy Blvd., 19th Floor 
Tampa, FL 33602 
 
 

Re: RZ STD 23-0522 – Sufficiency Resubmittal 
 
 
Dear Mr. Lampkin:  
 

Pursuant to comments received from Staff after the Applicant’s initial sufficiency 
resubmittal on June 29, enclosed herein please find additional revised materials for the sufficiency 
deadline of August 2.  Specifically, the Applicant met with FDOT as required, and provides 
FDOT’s summary of that meeting as well as site plan revisions to address the results of that 
meeting: 

 
 The proposed southern driveway is shifted north to avoid the railroad crossing arm (sheet 

1) 
 Improvements to US 41 at the project driveways are shown on the plan (sheet 1) 
 Note regarding internal queue lanes revised  (sheet 2) 
 FDOT-required queue information revised (sheet 2)  
 Notes added from original conditions regarding turn lanes and improvements to US 41 

subject to FDOT permitting (sheet 1)  
 Notes removed regarding restricted movements during school hours on the right in/right 

out access points (all sheets) 
 Northern inbound movement to be used for the pre-k students depicted (sheet 1)  

 
In addition, the Applicant has added the gross floor areas of each of the existing buildings to 

the site plan, in order to clarify the remaining square footage on-site from the total 125,000 
proposed square footage sitewide. The narrative has been revised to address the changes and 
updates referenced above. Revised conditions of approval have also been provided.  

 
Please accept these materials for filing, and please confirm that the application is found 

sufficient and may proceed to continue processing.   
 

Received August 2, 2023 
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Thank you.  

       Sincerely, 

       HILL WARD HENDERSON 

 KC/JRM     Kami Corbett, Esq. 
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Florida Department of Transportation 
RON DESANTIS

GOVERNOR 
2822 Leslie Road 

Tampa, FL  33612-6456 
JARED W. PERDUE, P.E.

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

July 25th, 2023 

Lutz Preparatory School Pre App 
SR 45 
10 040 000 
MP 12.419 
Class 5 @ 50 MPH  
Connection/signal spacing – 440’/2640’ 
Directional/full median opening spacing – 660’/2640’ 
Folio # 014005

RE: Pre-Application Meeting  

THIS DOCUMENT IS NOT A PERMIT APPROVAL 

THE COMMENTS AND FINDINGS FROM THIS PRE-APPLICATION MEETING MAY BE SUBJECT TO CHANGE 
AND MAY NOT BE USED AS A BASIS OF APPROVAL AFTER 1/25/2024 

Attendees: 
Guests:  Michael Yates, Natalie Callahan, Jonathan (Guest) and James Ratliff

FDOT: Mecale’ Roth, Allison Carroll, William Gregory, Nancy Porter, Genesis 
Zambrano, Dan Santos, Lindsey Mineer, Caroline Cation-Smith and Leanna 
Schaill 

Proposed Conditions: 

This development is proposing new access to SR 45, a class 5 roadway with a posted 
speed limit of 50 MPH. Florida Administrative Code, Rule Chapter 14-97, requires 440’ 
driveway spacing, 660’ directional, 2640’ full median opening spacing, and 2640’ signal 
spacing requirements. 
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Florida Department of Transportation 
RON DESANTIS

GOVERNOR 
2822 Leslie Road 

Tampa, FL  33612-6456 
JARED W. PERDUE, P.E.

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

FDOT Recommendations: 

1. Significant change requiring full Category C access permit application 
2. Nonconforming driveways in this case not requiring cross-access. 
3. New trip generation analysis 
4. Complete traffic-impact analysis for maximum amount of students in the future 

a. Impacts to SBLT directional median opening at the northern entrance, the 
NBLT directional U-turn and the NBLT at the signal at Crystal Lake Road. 

b. Evaluation of queue storage of intersection at Crystal Lake Road 
5. Improvements possibly to be required at Crystal Lake Road intersection 
6. Any extension of NBLT at signal possibly to require relocation of SBLT directional 

median opening, to be relocated to the driveway to the south 
7. Proposed center driveway recommended to be relocated further to the north to 

facilitate SBLT movement into the parcel without impacting the railroad facilities, 
allowing for internal site circulation to be maintained as shown while providing 
greater throat depth for the inbound movements. 

8. Relocation of center driveway to also require extension of the existing left turn 
lane to provide more queue storage to the south 

9. Railroad crossing arm within median to be avoided 
10. Sight-distance-triangle submittals for SBLT to ensure safe entrance to parcel 
11. Northern driveway to become right-in/right-out  
12. Signal evaluation to avoid conflict with overlap as a result of additional U-turns at 

that intersection 
13. Detailed narrative for proposed site dirculation and internal connectivity for drop-

off and pick-up times for both northern and southern school buildings; 
specifically, how the internal connection will be made during peak hours 

14. If applying for an exception, include the completed questionnaire in the submittal 
package. 

15. SWFWMD permit modification through FDOT 
16. Contact Leanna Schaill or Andrew Perez for any traffic or access related 

questions at leanna.schaill@dot.state.fl.us, andrewa.perez@dot.state.fl.us, or at 
813-975-6000. 

17. Contact Todd, Tom or Allison for permit, pre app, or general questions at 
todd.croft@dot.state.fl.us, thomas.allen@dot.state.fl.us, 
allison.carroll@dot.state.fl.us, or 813-612-3200.  

18. Contact Caroline Cation-Smith for drainage related questions at 
Caroline.CationSmith@dot.state.fl.us or 813-281-8326.  
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Florida Department of Transportation 
RON DESANTIS

GOVERNOR 
2822 Leslie Road 

Tampa, FL  33612-6456 
JARED W. PERDUE, P.E.

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

Summary:

After reviewing and discussing the information presented in this meeting, the 
Department has determined we are 

 in favor (considering the conditions stated above) 
 not in favor 
 willing to revisit a revised plan 

The access, as proposed in this meeting, would be considered  
 conforming 
 non-conforming 
  N/A (no access proposed) 

in accordance with the rule chapters 1996/97 for connection spacing. The following 
state permits will need to be applied for by visiting our One Stop Permitting website 
(osp.fdot.gov): 

 access-category A or B 
 access-category C, D, E, or F 

traffic study required 
 access safety upgrade 
 drainage  

or 
 drainage exception 
 construction agreement 
 utility 
 general Use 
 other__________________________ 

Thank you for allowing us the opportunity to review and discuss this project in advance. 
Please feel free to contact me with any questions. We look forward to working with you 
again.  

Respectfully, 

AAllison Carroll 
Permit Coordinator II 
2822 Leslie Rd.  
Tampa, Fl. 33619 
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Florida Department of Transportation 
RON DESANTIS

GOVERNOR 
2822 Leslie Road 

Tampa, FL  33612-6456 
JARED W. PERDUE, P.E.

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

Office - 813-245-1680  
M, T, Th, F  6:00 AM – 4:30 PM 

Additional Comments/Standard Information: 
(These comments may or may not apply to this project, they are standard comments) 

1. Document titles need to reflect what the document is before it is uploaded into 
OSP, and please do not upload unnecessary documents. 

2. Documents need to be signed and sealed or notarized. 
3. Include these notes with the application submittal. 
4. Permits that fall within the limit of a FDOT project must contact project manager, 

provide a work schedule, and coordinate construction activities prior to permit 
approval. Ask Mecale’ for information if not provided in the notes. 

5. Plans shall be per the current Standard Plans and FDM.
6. All the following project identification information must be on the Cover Sheet of 

the plans: 
a. all associated FDOT permit #’s 
b. state road # (& local road name) and road section ID # 
c. mile post # and left (Lt) or right (Rt) side of the roadway (when facing north 

or east) 
d. roadway classification # and posted speed limit (MPH)    

7. All typical driveway details are to be placed properly: 
a. 24” thermoplastic white stop bar equal to the lane width placed 4’ behind 

crosswalk or a minimum of 25’ in front of it 
b. 36” stop sign mounted on a 3” round post, aligned with the stop bar 
c. if applicable, a “right turn only” sign mounted below the stop sign (FTP-

55R-06 or FTP-52-06) 
d. double yellow 6” lane separation lines 
e. 6’ wide, high emphasis, ladder style crosswalk 

straddling the detectable warning mats 
f. warning mats to be red in color unless specified 

otherwise 
g. directional arrow(s) 25’ behind the stop bar 
h. all markings on concrete are to be high contrast 

(white with black border) 
i. all striping within and approaching FDOT ROW shall be thermoplastic 

Received August 2, 2023 
Development Services

23-0520



Florida Department of Transportation 
RON DESANTIS

GOVERNOR 
2822 Leslie Road 

Tampa, FL  33612-6456 
JARED W. PERDUE, P.E.

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

8. Maintain 20’ x 20’ pedestrian sight triangles and draw the triangles on the plans to 
show there are no obstructions taller than 24” within the triangles. Also, no parking 
spaces can be in these triangles Measure 20’ up the sidewalk and 20’ up the 
driveway from the point at which the sidewalk meets the driveway.  Here is an 
example of what these triangles look like and how they are positioned. 

9. Any relocation of utilities, utility poles, signs, or other agency owned objects must 
be coordinated with the Department and the existing and proposed location
must be clearly labeled on the plans. Contact the Permits Department for more 
details and contact information. 

10. Make note on plans that it is the responsibility of the contractor to not only restore 
the ROW, but they are also responsible for maintaining the ROW for the duration 
of the project.  

Context Classification: 

Here is the link to find information about context classification to see what class 
standards the proposed project needs to be built to. Below is the standard table for 
sidewalk width for each class: 

https://kai.maps.arcgis.com/apps/webappviewer/index.html?id=b5ecc163fe04491dafeb44194851ba93
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Florida Department of Transportation 
RON DESANTIS

GOVERNOR 
2822 Leslie Road 

Tampa, FL  33612-6456 
JARED W. PERDUE, P.E.

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

Lighting: 

Lighting of sidewalks and/or shared paths must be to current standards (FDM section 
231). Newly implemented FDOT Context classifications updated the required sidewalk 
widths (FDM section 222.2.1.1). Where sidewalk is being added and/or widened, the 
lighting will be analyzed to ensure sidewalks are properly lighted per FDOT FDM 
standards. Reference the following link and table for details:

https://fdotwww.blob.core.windows.net/sitefinity/docs/default-
source/roadway/fdm/2020/2020fdm231lighting.pdf?sfvrsn=2ad35fbf_2 
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Major Modification to Planned Development 

Lutz Preparatory School 

 

 Lutz Preparatory School, Inc. (the “Applicant”) owns approximately 22.46 acres of land 
located at 17951 N US Hwy 41, Lutz (the “Site”).  The Site is currently zoned PD (RZ PD 18-0638) 
and is permitted for 119,336 s.f. of charter school uses with up to 982 students in grades K-8, and 
up to 5,664 s.f. of childcare center uses with a maximum enrollment of 120 students.  The Applicant 
seeks a Major Modification to the approved PD zoning, to allow for the ability to accommodate 
any combination of K-8 (minimum 782 students) and childcare (maximum 320 students), up to 
the previously-approved combined total of 1,102 students.  The Applicant also seeks to allow for 
a connection to public water and wastewater services in the Rural Service Area.  The Conditions 
of Approval included with this application have been revised accordingly. 

 The Site has a future land use designation of R-1 and NMU-4, and is within the Lutz 
Community Planning area.  It is within the Rural Service Area.  The surrounding area consists of 
Lake Stemper and residential uses to the east, vacant and residential uses to the north, US 41 to 
the west with residential and storage uses across US 41, and Lakeside Drive to the south with 
residential uses across Lakeside Drive.  

Given the existing approved use for a total of 1,102 students, with up to 982 K-8 students 
and 120 childcare students, the modification to allow for flexibility in the mix of those students 
with a minimum of 782 K-8 students and a maximum of 320 childcare students is consistent and 
compatible with the surrounding area.  Although the Applicant currently has adequate private 
septic and well systems, at the time of future expansion of the Applicant’s facilities in accordance 
with the permitted total square footage for its uses, the private septic and well system will be 
exceeded and therefore the Applicant seeks the right to connect to public services.  The County’s 
water service runs along US 41 in this location, and the County’s wastewater service area runs 
along Crystal Lake Drive approximately 1/4 of a mile to the Site’s northwest.  The Comprehensive 
Plan policies support the connection to public services for a school, as described herein.  
Connections to public services in the event of expansion is recommended by the Hillsborough 
County EPC for this Site, due to its proximity to several lakes.  Without connecting, the Site would 
need to implement a Package Waste Water Treatment Plant, which the EPC advises would result 
in potential negative environmental impacts and odor issues for the surrounding area.  Please see 
the letter from Janet D. Lorton, EPC Executive Director, included with this application.  

All other conditions of the prior approved PD, including setbacks, height, 
buffering/screening, open space, access, etc. shall remain the same as previously approved and 
constructed.  
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Transportation Infrastructure Serving the Site:  

The Site has 2 existing approved access points onto US Hwy 41, the northern access being 
right/left in and right-only out, and the southern point being right-in / right-out only.  These 
access points connect to parking and queuing areas.  Please see the Transportation Analysis 
included with this application.   

 

Comprehensive Plan: 

 The existing Planned Development, and therefore the proposed Major Modification, is 
consistent with the policies of the Comprehensive Plan as a whole. 

Relationship to the Future Land Use Map: Objective 7: 
Policy 7.1: the proposed permitted use of the PD is compatible with the future land use 
designations of R-1 and NMU-4.   R-1 encourages clustering to allow for open space, which 
is satisfied by the proposed PD design where large buffer areas and retention of green 
space exist.  The NMU-4 category contemplates urban/suburban intensity, with protection 
of open space and clustering as well.  

Land Use Categories: Objective 8: 
Policy 8.1: as described above, the proposed PD district is compatible and consistent with 
the character of the R-1 and NMU-4 categories, which collectively contemplate rural to 
urban/suburban intensity of uses, and clustering of uses so as to retain greenspace. The 
existing design of the Site as approved in the prior PD retains a significant amount of 
continuous open space, grouping buildings together with vehicle use areas.   

Neighborhood/Community Development – Objective 16 
Policy 16.2: the proposed PD ensures buffering from residential uses, due to the 
stormwater pond/buffer area along the front of the site on US 41, the setback/buffer areas 
to the north and south which include existing mature lines of trees as screening in addition 
to open space, and the significant open/green space in the rear of the property to the west 
which includes mature tree canopies bordering the adjacent residential uses as well.   
Policy 16.8: the use type and level of intensity proposed by this project is compatible with 
the existing character of development in the surrounding area, as it is an existing approved 
and developed use, and compliments the rural/suburban residential nature of the 
surrounding area as a school and residential support type use. 
 

Rural Service Area: 
The Site is within the Rural Service Area, however, the Applicant seeks to connect to public 

water and wastewater lines as described in the prior sections of this narrative.  Pursuant to policy 
4.7 of the Comprehensive Plan, water/wastewater may be extended within the Rural Service Area 
to service a school facility so long as the service lines are designed to accommodate solely the 
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service demands of the school.  The Applicant’s proposed extension shall adhere to this policy.  In 
addition, as advised by the EPC, the connections to public services would eliminate the potential 
negative environmental issues that would result from expansion of the Site’s facilities in the future 
if required to maintain private water and septic.  

 
 

Lutz Community Plan Area: 

The proposed modification is consistent with the applicable goals of the Lutz Community 
Plan, specifically the strategies related to Schools: 

- The architecture of the existing school on the Site is reflective of the encouraged styles 
in the Community Plan; 

- The siting of the existing school on the Site is sensitive to the environment and 
promotes open space; 

- Although not a high school and therefore this requirement does not necessarily apply, 
the Site is located on a major road (US Hwy 41); 

- The existing design of the Site accommodates drop-off/pick-up with the two access 
points and internal queueing and parking areas that facilitate internal stacking; and 

- The Site is already developed as a school and therefore is an appropriate location 
within the community 
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ACCESS MANAGEMENT PERMIT CHECKLIST 

PERMIT APPLICATION  

All permits Category C and above must have a Pre-Application 
Meeting with FDOT Staff and provide the permit application 
and conceptual site plan for the meeting. This is to be 
coordinated with the local operations center. The pre-
application meeting is a courtesy and intended to be advisory 
only; the results of this meeting are not binding on the 
Department or the Applicant. 
The Department shall not be obligated to permit or approve 
any connection, traffic control feature or device, or any other 
site related improvement that has been specified in a 
development approval process separate from the official 
connection approval process described in this rule chapter. 
Staff recommendations and determination of traffic impact 
areas will be provided at the Pre-Application meeting to 
expedite the review of the permit submittal in One Stop 
Permitting.  

FDOT - One Stop Permitting
The permit submittal in OSP must include a complete set of 
signed and sealed plans, a signed and sealed Traffic Study, 
and the required project-related information in accordance 
with Florida Administrative Code 14-96.

PROJECT INFORMATION: 

Lutz Preparatory School  

SR 45 
10 040 000 
MP 12.419 
Class 5 @ 50 MPH  
440’ Driveway Spacing  
660’ Directional median spacing  
2640’ full median spacing  
2640’ Signal Spacing  
Folio # 014005

GENERAL INFORMATION   

The Department does not permit 
development in phases. 

All property under ownership is to be included in the 
complete submittal. Entire property to be included in 
both plans and traffic study.  New phases of an existing 
development requiring a new permit will have their fee 
based on the development in the individual phase. 

Access and Drainage permits are reviewed and 
approved simultaneously.  

Ensure all permit submittals are made 
simultaneously via the OSP website.  
Plans for drainage, access permits, and 
construction agreements are required to match. 

Off-system Improvements   Any proposed changes to city or county access 
will require the provision of a signed Letter of 
Authorization from the appropriate agency.  

Drainage permits  Any proposed development adjacent to the 
State Road, irrespective of access connection, is 
required to submit a drainage application per 
F.A.C. 14-86.  

PLANS  
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Cover Sheet  Include Location 
Include vicinity map 
Include permit application numbers  

Existing Conditions Include entire property under ownership 
Include all existing buildings. 
Include all existing driveways 
Include all parking and internal site circulation 
plan. 

Proposed Site plan Include entire property under ownership 
Include all proposed buildings. 
Include all proposed driveways 
Include all parcels to be served with requested 
access. 
Include all parking and internal site circulation 
plan. 

Roadway Improvements  Roadway Improvement Plans 
All proposed improvements, left turn lane(s), 
right turn lane(s), signal plans, intersection 
improvements, etc.  
Cross sections every 50-feet (FDM 905.2) 
All existing and proposed connections are to be 
called out.  
Must be designed in accordance with Florida 
Design Manual (FDM). 

Truck turning template Utilize FDOT-approved software. 
Utilize the largest anticipated vehicle 
Provide ingress and egress to all connection 
locations  
Provide internal site circulation. 
The truck turning shall not illustrate movements 
in the through lanes. 

Driveway Detail Sheet Driveway geometrics (lane widths, radii, etc. 
(standards 16’inbound, 12’outbound, and 35’ 
radii) 
Centerline profile(s) with elevation and slope 
percentage from the centerline of State Road to 
50’ beyond the property line.   

Aerial Exhibit Show all connection and median features along 
property frontage(s) and within 660’ of the 
property lines for a roadway with a speed of 45 
mph or less. 
Show all connection and median features along 
property frontage(s) and within 1320’ of the 
property lines for a roadway with a speed 
greater than 45 mph. 

Boundary Survey Show adjacent parcels, label ownership, and all 
known easements. 
Show location of all property boundaries. 
Provide a copy of the Warranty Deed. 
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NON-CONFORMING ACCESS 

Draft cross-access agreement Submitted via OSP in conjunction with the 
permit application.  
Subject to review and approval by FDOT Legal 
and Surveying and Mapping.  

Court recorded Cross Access agreement 
required by Access Management Staff prior 
to permit approval.  

Permit will not be approved prior to the 
provision of the Court Recorded cross access 
agreement. The complete and final copy of the 
Agreement will be included in the permit record 
set in OSP.  

        EXISTING MEDIAN OPENINGS 

Existing median openings Existing median openings which are non-
conforming impacted by the proposed 
development are required to be brought into 
current standards per F.A.C. 14-97.  

Proposed median modifications Impacts to adjacent median openings are to be 
evaluated for turn lane and queue storage 
requirements. Any additional impacts are to be 
mitigated by the applicant.   

TRAFFIC STUDY

Background and project description  Project location map and site plan 
Type of proposed uses 
Size - building square footages, units, etc. 
Construction schedule – opening and build-out 
years  

  The study needs to include posted and planned 
speed limits, design speeds for major roadways, 
context classification, and access classification. 
Include spacing requirements for Access Class.  
The cover page includes FDOT Section and MP 
numbers from FDOT Straight Line Diagram: 
https://fdotewp1.dot.state.fl.us/slogis/Reviewed 
and approved by FDOT Legal and Surveying and 
Mapping.  

Existing Conditions  Document field review of existing conditions, 
including turn lane lengths and queueing 
conditions during peak hours.     
Include Aerial of intersections.  
Signal timings - for the study area 
Multimodal accommodations including transit, 
pedestrians, and bicyclists 
AM/PM turning movement counts (TMCs) - 
include truck, pedestrian, and bicycles. Show 
graphically.  
Include any discussions/agreements with the 
local entity 
Account for other planned developments in the 
area 
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Document programmed improvements on state 
and local roads in the study area 

Traffic Forecasts: Utilize the most recent 
version of the ITE Trip Generation (currently 
11th Edition).

Daily/AM/PM Peak hours. Provide source, trip 
rates, and table of calculations by land-use
Trip Distribution - Include model data and 
historical data. Show Graphically. 
 FDOT Planning assists in the approval of trip 
distributions and growth rates. Show graphic of 
percent distribution and trips.  
Use ITE-approved internal capture rates, where 
applicable.  
Background traffic - adjust appropriately. Show 
graphically.  
Background plus project trips. Show graphically.   

Traffic Analysis   Capacity analysis- project driveways and 
impacted intersections  
AM and PM peak hours analyses - unless 
special circumstances require mid-
day/weekends. 
Analysis volumes match graphics, and truck 
percentages match TMC 
Multimodal evaluation 
Reasonable signal timings  
Existing analysis results match field conditions 
Intersection impact evaluation for intersections 
for both adjacent median openings. 
Include input and output data sheets  
Summarize LOS/Delay - with and without project 
results 
Signal warrant analysis - provide signed and 
sealed based on FDOT D7 procedures.    
If warrants met – separate ICE required 
Access spacing - meet agency access spacing 
guidelines  
Turn lane analysis 
Mitigation measures result in acceptable 
operations 

SIGNAL WARRANT ANALYSIS Manual on Uniform Traffic Control Devices (MUTCD) - FHWA (dot.gov)

To be provided if signal warrants are met in 
accordance with MUTCD 

Submitted upon approval of Traffic Study Only 
Complete document in PDF format 
Document to be signed and sealed  

INTERSECTION CONTROL ‘ICE’ ANALYSIS  Intersection Operations and Safety (fdot.gov)

ICE Analysis required Proposed signal locations  
Reconstruction of existing intersections  
Driveway Access Category E and above 
Complete document in PDF format  
Document to be signed and sealed 
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Access Control Classification 

Project-specific requirements:  

1. The proposed development meets the criteria for significant change in accordance with Florida 
Statute based on the information provided.  

2. A complete access connection permit application is required for the proposed modification to the 
parcel.  

3. The requested and existing driveway connections do not meet the minimum spacing standards 
therefore the proposed access connections will be non-conforming.  

4. The Department will require the provision of a complete Traffic Impact Analysis for the proposed 
category C permit. The submitted TIA is required to be completed using the highest capacity of 
the school in order to ensure the facilities will be sufficient into the future.  

5. The TIA is required to evaluate the impacts to the SBLT directional median opening at the 
northern entrance the NBLT directional U-turn and the NBLT at the signal at Crystal Lake Road.  

6. Directing all outbound movements to the northern access may create additional U-turn and 
stacking at the NBLT at Crystal Lake Dr. Please evaluate the queue storage at this intersection 
for the additional trips so that the Dept can determine the appropriate configuration at the 
intersection.  

7. The Department will not permit adverse impacts to the functionality of the signal and may require 
improvements at the intersection.  

8. Any extension of the NBLT at the signal may require the relocation of the SBLT directional 
median opening to be relocated to the driveway to the south.  

9. The department recommends that the proposed center driveway be relocated further to the north 
to facilitate the SBLT movement into the parcel without impacting the railroad facilities. This will 
allow for the internal site circulation to be maintained as shown while providing greater throat 
depth for the inbound movements. 

10. This relocation of the center driveway will also require the extension of the existing left turn lane 
to provide more queue storage to the south.  Avoid the railroad crossing arm located within the 
median. Please provide sight distance triangles for the SBLT to ensure that vehicles entering the 
parcel can safely do so.   

11. The northern driveway will become a right-in/right-out driveway. 
13 The signal is to be evaluated so there is no conflict with overlap as a result of the additional U-

turns at that intersection. 
14 Please provide a detailed narrative for the proposed site circulation and internal connectivity for 

the drop-off and pick up times for both the northern and southern schools. In particular please 
clarify how the internal connection will be made during the peak hours. 
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These comments are not intended to be all-inclusive of errors and omissions.  It should not be assumed 
that any issues that are not addressed are acceptable to the Department.  The consultant is solely 

responsible for technical accuracy, engineering judgment, and the quality of their work. 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: August 21, 2023 

PETITION NO.:  23-0520 

EPC REVIEWER:  Kelly M. Holland 

CONTACT INFORMATION: (813) 627-2600 X 1222 

EMAIL:  hollandk@epchc.org 

COMMENT DATE:  June 15, 2023 

PROPERTY ADDRESS:  17951 US Highway 41, 
Lutz 

FOLIO #:  0140050000 

STR: 13-27S-18E 

REQUESTED ZONING:  Major Modification to an existing Planned Development 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE N/A 
WETLAND LINE VALIDITY Expired 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Wetlands exist in the eastern and northwestern 
portions of the property. 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans are 
altered, EPC staff will need to review the zoning again. This project as submitted is conceptually 
justified to move forward through the zoning review process as long as the following conditions are 
included:  

 
 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.  
 

 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. 
 

 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 
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labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land Development 
Code (LDC). 

 
 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. 

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 
 The subject property contains wetland/OSW areas, which have not been delineated. Knowledge of 

the actual extent of the wetland and OSW are necessary in order to verify the avoidance of wetland 
impacts pursuant to Chapter 1-11.  Prior to the issuance of any building or land alteration permits or 
other development, the wetlands/OSWs must be field delineated in their entirety by EPC staff or 
Southwest Florida Water Management District staff (SWFWMD) and the wetland line surveyed.  
Once delineated, surveys must be submitted for review and formal approval by EPC staff.   
 

 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.   
 

 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats.  A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 

 
 Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, 

excavating, draining or filling, without written authorization from the Executive Director of the EPC 
or  authorized agent, pursuant to Section 1-11.07, would be a violation of Section 17 of the 
Environmental Protection Act of Hillsborough County, Chapter 84-446, and of Chapter 1-11. 

 
 

kmh / app 
 
ec: Kami Corbett, Agent - kami.corbett@hwhlaw.com 
 



           AGENCY REVIEW COMMENT SHEET

NOTE: THIS IS ONLY FOR ESTIMATE PURPOSES, BASED ON THE FEES AT THE TIME THE REVIEW WAS 
MADE. ACTUAL FEES WILL BE ASSESSED BASED ON PERMIT APPLICATIONS RECEIVED AND BASED ON 
THE FEE SCHEDULE AT THE TIME OF BUILDING PERMIT APPLICATION. 

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Lutz Preparatory School, Inc

17951 N US Hwy 41

14005.0000

10/11/2023

23-0520

Charter School - Exempt from impacts.  

Daycare                                  
(Per 1,000 s.f.)                        
Mobility: $15,505 *5.664 = $87,820.32           
Fire: $95 * 5.664 = $538.08                      

Rural Mobility, Northwest Fire - Charter school exempt from impacts. Childcare Area 5,664 sq ft.  
Childcare/Daycare use will be responsible for impact fees.



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

PETITION NO.:  PD18-0638 REVIEWED BY:   Randy Rochelle DATE: 3/30/2018 

FOLIO NO.: 14005.0000                    

  This agency would  (support),  (conditionally support) the proposal.

WATER

  The property lies within the                        Water Service Area.  The applicant should 
contact the provider to determine the availability of water service. 

 No Hillsborough County water line of adequate capacity is presently available. 

 A  12   inch water main exists  (adjacent to the site),  (approximately  110    feet 
from the site)  and is located within the west Right-of-Way of N. US Highway 41 . 

 Water distribution improvements may be needed prior to connection to the County’s 
water system. 

 No CIP water line is planned that may provide service to the proposed development. 

 The nearest CIP water main (      inches), will be located  (adjacent to the site), 
(feet from the site at      ).  Expected completion date is      .   

WASTEWATER

  The property lies within the                           Wastewater Service Area.  The applicant 
should contact the provider to determine the availability of wastewater service. 

 No Hillsborough County wastewater line of adequate capacity is presently available. 

 A     inch wastewater force main exists  (adjacent to the site),  (approximately     
feet from the site)                  . 

 Wastewater distribution improvements may be needed prior to connection to the 
County’s wastewater system. 

 No CIP wastewater line is planned that may provide service to the proposed 
development. 

 The nearest CIP wastewater main (      inches), will be located  (adjacent to the 
site),  (feet from the site at      ).  Expected completion date is      .                                 

COMMENTS:   This site is located outside of the Hillsborough County Urban Service Area, 
however Hilsborough County Water Line is located adjacent to the subject property 
which could allow for connection to Hillsborough County Water Service. This comment 
sheet does not guarantee water or wastewater service or a point of connection. 
Developer is responsible for submitting a utility service request at the time of 
development plan review and will be responsible for any on-site improvements as well 
as possible off-site improvements. 



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

Agency Review Comment Sheet
NOTE:  Wellhead Resource Protection Areas (WRPA), Potable Water Wellfield Protection 
Areas (PWWPA), and Surface Water Resource Protection Areas (SWRPA) reviews are based 
on the most current available data on the Hillsborough County maps, as set forth in Part 
3.05.00 of the Land Development Code.

TO: Zoning Review, Development Services REQUEST DATE: 8/2/2023

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 8/4/2023

APPLICANT: Lutz Preparatory School PID: 23-0520

LOCATION: 17951 N US Hwy 41, Lutz, FL

FOLIO NO.: 14005.0000

AGENCY REVIEW COMMENTS:

Based on the most current data, the proposed project is located within a Wellhead Resource 
Protection Area (WRPA) Zone 1 and Potable Water Wellfield Protection Area (PWWPA), as 
defined in Part 3.05.00 of the Land Development Code.  The proposed project is not a restricted 
or prohibited activity for WRPA Zone 1 and the PWWPA.  

The proposed project is not located within a Surface Water Resource Protection Area (SWRPA), 
as defined in Part 3.05.00 of the Land Development Code.  

Hillsborough County Environmental Services Division (EVSD) has no objection.



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 9 June 2023 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Kami Corbett PETITION NO:  RZ-PD 23-0520 
LOCATION:   17951 N. 41 HWY, Lutz, FL  33549 

FOLIO NO:   14005.0000 SEC: 13   TWN: 27   RNG: 18 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

 This agency objects, based on the listed or attached conditions. 

   

COMMENTS:        . 
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·1· · · · · · MS. HEINRICH:· Our next item is Item D.4, Major Mod

·2· Application 23-0520.· The applicant is requesting a major

·3· modification to plan development 18-0638.· Tim Lampkin with

·4· Development Services will provide Staff findings after the

·5· applicant's presentation.

·6· · · · · · HEARING MASTER:· Good evening.

·7· · · · · · MS. CORBETT:· Good evening.· Kami Corbett with the law

·8· firm of Hill, Ward and Henderson representing the applicant in

·9· this case is Lutz Preparatory, which is a private charter

10· school.· And I'm going to keep my comments very brief.· I know

11· you're very thoroughly prepared and Staff does a great job with

12· their presentation, so I don't want to duplicate the information

13· they're going to be conveying.

14· · · · · · Subject property is located in -- in Lutz.· It's on

15· U.S. 41, it's south of Sunset Lane.· And you can see in the

16· right hand picture there is an existing developed charter school

17· that is in operation currently.· The request is relatively minor

18· in terms of its impacts, external impacts.· We're just asking to

19· provide greater flexibility between the school enrollees and the

20· child care enrollees, but keeping the maximum number of students

21· the same.· It just allows the school the ability to fluctuate

22· between the two uses as -- as market conditions provide.

23· · · · · · We are also asking for the recognition of the ability

24· to use portable classroom structures.· They are currently using

25· them, but it wasn't recognized in the PD.· So we thought we'd go
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·1· ahead and clean that up as part of this.

·2· · · · · · And then the one issue that has made the Planning

·3· Commission find this request inconsistent is, we are asking

·4· permission to connect to public water and sewer upon expansion

·5· of the school facility.· So when the school expands as

·6· proposed -- it's contemplated by the PD, but not currently

·7· planned as part of their development plans.· It will require

·8· an -- it will -- they will exceed the capacity of their existing

·9· wastewater system and they would like to be able to connect

10· to -- to county water and sewer.

11· · · · · · With respect to that, there is a letter in the file

12· from EPC and one from the Department of Health, both in support

13· of the expansion.· Both of them find that given the

14· environmentally sensitive nature of this area in the wellhead

15· protection area, that it would be preferable that rather than

16· try to expand a privately owned sewer system, that we would

17· connect to public water and sewer.· Also, potable water

18· connection is already permitted.· There was actually one

19· approved in 2020 that's now expired.· That is also in the

20· record.· It's because there is a connection line right at -- at

21· the property and that is permitted by the Land Development Code

22· today.· And the closest wastewater connection is actually within

23· the rural service area.· So rather than Policy 3.4.3.1 that's

24· relied on by the Planning Commission talking about an extension

25· of wastewater into the rural service area, this is actually
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·1· under Policy 4.3.2, which is connected to existing systems

·2· within the rural area, so long as connections don't foster

·3· development pattern that's in conflict with other plan policies.

·4· And I think that that's what you find here is that the

·5· development pattern is for school -- schools are allowed in all

·6· of the comprehensive plan categories and we already have the

·7· development pattern along U.S. 41.

·8· · · · · · The other thing I want to point out, Lutz Prep is a

·9· charter school.· And everybody acknowledges or everyone on Staff

10· had acknowledged that public schools and charter schools are

11· essentially the same, but there's expressed policy language in

12· the Comprehensive -- Comprehensive Plan talking about public

13· schools.· I think everyone sort of understood that maybe that's

14· an imperfection in the way the policy was drafted.· But in any

15· event, we are of the opinion that Florida Statutes actually

16· prohibits any regulatory requirement that is more burdensome on

17· a charter school than a public school.· We didn't have to reach

18· that issue with Development Services based on the EPC letter,

19· the Department of Health letter, they were actually able to

20· support based on those.

21· · · · · · And just show you and this is not clear on the screen,

22· but I placed it into the record.· This is basically where we

23· would propose to connect the water -- water line is across

24· U.S. 41 and then you can see the connection across U.S. 41 into

25· an existing wastewater system.
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·1· · · · · · HEARING MASTER:· Approximately, how far is that?

·2· · · · · · MS. CORBETT:· John -- I need to phone a friend.· John,

·3· if you could come up, please.· This is our civil engineer on the

·4· case.

·5· · · · · · HEARING MASTER:· Okay.

·6· · · · · · MR. EVELAND:· Do I need to state my information again?

·7· · · · · · HEARING MASTER:· Yes.

·8· · · · · · MR. EVELAND:· John Eveland with -- principal with VHP.

·9· My address too?

10· · · · · · HEARING MASTER:· Sure.

11· · · · · · MR. EVELAND:· Okay.· It's 501 East Kennedy, Suite

12· 1010, Tampa, Florida 33602.

13· · · · · · It's about approximately, 4,600 feet from the school.

14· · · · · · HEARING MASTER:· So a little less than a mile?

15· · · · · · MR. EVELAND:· Yeah.

16· · · · · · HEARING MASTER:· Okay.· All right.· Thank you.

17· · · · · · MS. CORBETT:· And with that, we're here to answer any

18· questions you have as you -- as Mr. Eveland who's here for civil

19· engineer and then Michael Yates is here for transportation

20· should you have any questions --

21· · · · · · HEARING MASTER:· All right.

22· · · · · · MS. CORBETT:· -- but otherwise, that concludes our

23· presentation.

24· · · · · · HEARING MASTER:· Thank you.· I have read -- I have

25· read the letters and I have read the -- the policy that the
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·1· Planning Commission is pointing to and I -- I did -- that was

·2· going to be -- it will be one of my questions that it -- that --

·3· the Staff Report seems to point only to that health hazard

·4· provision, whereas two down, it talks about school facilities

·5· albeit public school facilities.· And so that was -- that will

·6· be my question to the Planning Commission.

·7· · · · · · MS. CORBETT:· And I do think that that was part of the

·8· discussion.· And there was some, I think concerns, Development

·9· Services had concerns about relying on that policy and the --

10· both sides were -- I don't want to put words in their mouth, but

11· everyone seemed to think that this was a good idea.· We're just

12· trying to figure out how to deal with plan like -- plan language

13· and LDC language and trying to find a way to support it.

14· · · · · · HEARING MASTER:· Right.· Understood.· All right.

15· Thank you so much.· I appreciate it.

16· · · · · · Development Services.

17· · · · · · MR. LAMPLIN:· Good evening.· Tim Lampkin,

18· Development Services here for Major Modification 23-0520.· The

19· subject property is currently developed with a school.· It's

20· located on the west side of north U.S. 41.· Existing land uses

21· within the area include a mix of uses AS -- AC -- ASC-1, located

22· to the east and south.· The property is bounded by Lakeside

23· Drive to to the south and north U.S. Highway 41 to the west.

24· · · · · · The applicant is proposing a change as follows.· The

25· current PD allows up to 119,336 square feet of charter school
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·1· uses with a maximum of 982 students in grades Pre-K through

·2· eight and up to a 5,664 square feet of childcare uses with a

·3· maximum enrollment of 120 students.· There is no change in the

·4· total number of students.· The applicant's just proposing to

·5· change the student mix between childcare and the K through eight

·6· school.

·7· · · · · · The applicant is not requesting any variations to the

·8· Land Development Code Part 6.06.06.· And the applicant also does

·9· not propose any changes to the previously approved site plan,

10· other than related to the proposed new building area and to

11· change the breakdown of the childcare in the grades kindergarten

12· through grade eight.

13· · · · · · The subject property regarding connection to water or

14· wastewater in the rural area, the subject property is in the

15· rural area and applicant is requesting to be permitted to

16· connect to public wastewater in accordance with Comprehensive

17· Policy 4.3.1.B, which allows for extensions to address a public

18· health hazard documented by the health department or other

19· regulatory agency.· In support of the applicant's request, the

20· applicant has submitted communications from the Health

21· Department and the EPC confirming that the amount of wastewater

22· flow would require construction of a wastewater treatment

23· facility and affluent disposal system under the regulation of

24· the EPC.· EPC has offered no objection to the connection and is

25· supportive of the school connecting to the public wastewater to
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·1· eliminate any negative environmental impacts and odor issues in

·2· association with the operation of the onsite WWTP, which is the

·3· affluent disposal system.

·4· · · · · · Since the subject policy speaks to the documentation

·5· of a public health house, the Planning Commission has found the

·6· comments submitted by the Health Department and EPC insufficient

·7· for a finding of consistency with the subject policy.

·8· Development Services Staff note that the Land Development

·9· regulations addressing allowance for connections in the rural

10· area, Section 4.02.02.C are broader than the subject policy in

11· terms of the situations under which expansion can be permitted

12· as it allows for considerations of documented health or

13· environmental situations that it also limits the consideration

14· to existing development.· Therefore, EPC comments addresses a

15· qualifying environmental situation per the LDC regulations,

16· which are technically not applicable to the subject requests

17· since it is for new additional development.· Notwithstanding,

18· given that inflicting scenarios under which the extensions of

19· utilities can be considered, Staff is supportive of the request

20· to the extension of the wastewater facilities.

21· · · · · · Staff also notes at the -- anyway, based upon the

22· above, Staff finds the request approvable and that concludes

23· Staff's presentation unless you have questions.

24· · · · · · HEARING MASTER:· I just have one question.· I think

25· you were about to go there and that is the -- the possible
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·1· change in that policy that was mentioned in your Staff Report,

·2· understanding that that's not subject to this review, but just

·3· for my own information, what does that change.

·4· · · · · · MR. LAMPKIN:· You did read my mind.· I was going to go

·5· there and I didn't.· So staff doesn't note that there is a

·6· subject comprehensive plan policy is being proposed to be

·7· updated to better align the policy with the Land Development

·8· Code in terms of environmental protection scenarios under

·9· with -- which the extension could be considered.

10· · · · · · HEARING MASTER:· Okay.· Thank you so much.  I

11· appreciate it.

12· · · · · · Planning Commission.

13· · · · · · MS. LLANOS:· Karla Llanos for the record.

14· · · · · · I would like to submit a request to correct the Staff

15· Report on page one and page two, the last bullet, page five, the

16· first paragraph of the Staff analysis, to reflect the -- the --

17· a more accurate statement in terms of what the applicant's

18· requesting.· Indeed, it's not increasing the overall student

19· ratio, it's just acknowledging what they're currently approved

20· for and to kind of modify I guess the -- the students -- the K

21· through eight classroom quantity.· So just -- just note.

22· · · · · · All right.· So the subject site is located in the

23· rural area and within the limits of the Lutz Community Plan.

24· The subject property's located within the neighborhood mixed use

25· four, Future Land Use designation and the Residential-1.· The
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·1· MMU-4 Future Land Use Category can be considered up to four

·2· dwelling units per the gross acre suburban scale and

·3· neighborhood commercial is limited to 110,000 square feet or

·4· 0.25 floor area ratio, whichever is less.· The actual square

·5· footage is actually depending on the roadway classification.

·6· · · · · · Now, the intent of MMU-4 is to provide for areas of

·7· urban and suburban intensity and density.· Typically uses

·8· include residential suburban scale and neighborhood commercial,

·9· etcetera.· Residential-1 Future Land Use Category allows one

10· dwelling unit per the gross acre or 0.25 floor are ratio and

11· it's intended to designate areas for rural residential uses

12· compatible with short term agricultural uses.

13· · · · · · The immediate area surrounding the subject site

14· consists of MMU-4.· On each side of the U.S. Highway 41 and

15· Residential-1 abutting the MMU-4.· The subject site is split

16· between the two Future Land Use Categories, so the western

17· portion is designated as MMU-4 and the eastern portion is RES-1.

18· Now, the site currently serves as the location of Lutz

19· Preparatory School, single-family residential uses surround the

20· subject site to the northeast, east, southeast and south.· Also

21· to the east are vacant uses and to north are some public/quasi

22· public institutional uses.

23· · · · · · Now Planning Commission Staff did review for

24· consistency with the Comprehensive Plan policies.· And we find

25· that Policy 4.1 characterizes the rural area as low density,
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·1· large lot residential uses for long term agricultural uses.  A

·2· major modification would allow for development that is aligned

·3· with this policy and it would be considered a low intensity

·4· residential support use.

·5· · · · · · Now the applicant, as they had stated, you know,

·6· they're looking to revise, you know, the -- the combination of K

·7· through eight grade students, etcetera in -- in their original

·8· PD approval.· Now, in accordance with the -- the actual

·9· narrative submitted on September 19, 2023, now the Planning

10· Commission Staff doesn't have an issue with the current request.

11· Now the major issue that we're all coming, I guess, to a

12· consensus on is the one water policies.

13· · · · · · So based on the one water policies, the language the

14· way it states here on Policy 4.3.1, it says that, you know,

15· public potable water wastewater line shall not be permitted to

16· be extended into the rural area unless this extension occurs

17· too.· And they give you several bullet points, but the two main

18· ones that we're always referencing is probably C and D.· C is

19· addressed for a public health hazard to -- documented by the

20· Health Department or other regulatory agency.· Now D talks about

21· providing an extension of centralized water or potable water

22· wastewater instructor to serve Hillsborough County Public

23· Schools operated by Hillsborough County School Board.· So long

24· as long as the service lines are designed to accommodate solely

25· the service demands of the school and consistent with the
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·1· interlocal agreement for school facilities, planning, siting and

·2· school concurrency.· And that's taken directly from the one

·3· water element of the Comprehensive Plan.

·4· · · · · · Now, when Planning Commission Staff was reviewing I

·5· mean, typically we -- we look at residential support uses as a

·6· good thing within residential areas and any area in the county.

·7· However, in this circumstance because this is in the rural area

·8· and we are pending tax amendment currently.· So Tim is right, we

·9· are pending a tax amendment to the one water chapter, which just

10· was submitted, I believe, in October cycle.· So it will not be

11· effective potentially maybe until March of next year.· It's

12· still in the works.· But essentially there are letters from both

13· the Health Department and the other regulatory agency, which is

14· the EPC on file with -- part of the record, but the letter from

15· the EPC indicates that EPC has no objection to the connection to

16· the public wastewater and that such a connection would address

17· potential negative environmental impacts.· It doesn't

18· specifically address that health hazard.

19· · · · · · Now, however, it doesn't specify that it -- it was,

20· you know, the -- the public health hazard would be addressed,

21· but there's another letter from the DOA outlining requirements

22· for the expansion that would not be permitted through an onsite

23· sewage treatment.· I think overall it just -- we needed to have

24· probably a -- a meeting at some point in time to get the other

25· regulatory agencies on board with a specifically niche that
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·1· we're looking for -- for -- to help support a requests of such.

·2· · · · · · However, we are kind of out of time and we're in a

·3· hearing.· So with that said, Planning Commission Staff finds the

·4· propose of Major Modification inconsistent with the

·5· Unincorporated Hillsborough County Comprehensive Company Plan.

·6· · · · · · HEARING MASTER:· All right.· I -- I've read that.· And

·7· do you have an opinion on Ms. Corbett's testimony that not 4.3.1

·8· of one water, but 4.3.2 that talks about consideration of

·9· extensions of waterlines in -- and wastewater lines in the rural

10· service area?· Did they -- Planning Commission evaluate that

11· policy?

12· · · · · · MS. LLANOS:· Yes.· Planning Commission did evaluate

13· that policy.· However, when we gathered with the team, including

14· our division director and everyone else, we basically decided

15· that that is not the way historically we have interpreted that.

16· So in this case, it would fall under 4.3.1 not 4.3.2.

17· · · · · · HEARING MASTER:· All right.· And not -- yes, that's

18· right.

19· · · · · · And not consideration under 4.3.1 for the school

20· exemption, the school allowance to allow them to extend those

21· lines?

22· · · · · · MS. LLANOS:· Yes.· Unfortunately, because it says

23· public schools and that's some of the criteria that we're

24· working on -- on fixing hopefully in -- in the October new text.

25· · · · · · HEARING MASTER:· All right.· Understood.· Thank you
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·1· for that.· I appreciate it.

·2· · · · · · All right.· We'll call for anyone that would like to

·3· speak in support.· Anyone in favor?· I'm seeing no one.

·4· · · · · · Anyone in opposition to this request?· No one.

·5· · · · · · Ms. Heinrich, anything further?

·6· · · · · · MS. HEINRICH:· No, ma'am.

·7· · · · · · HEARING MASTER:· Ms. Corbett, you have the last word.

·8· · · · · · MS. CORBETT:· Kami Corbett again for the record.

·9· · · · · · I just wanted, since you asked the question about the

10· pending policy.· I had a lot of discussion with Janet Wharton of

11· EPC throughout this application process.· And she indicated to

12· me that when one water was originally adapted, EPC had a series

13· of policy considerations that they were wanting the Planning

14· Commission to consider relating to environmental concerns of

15· connections to wastewater, primarily water and wastewater, but

16· primarily wastewater and wanting to add some additional

17· environmental protections.· Those didn't make the cut.· They --

18· when they brought the -- the plan forward, they -- they told Ms.

19· Wharton if they would come back to them and get back to them and

20· that's what they've been working on.· And they had been filed in

21· the October cycle.· And as their let -- letter indicates, this

22· is a much better environmental situation if we're allowed to

23· connect.· And the reason why EPC and DOH weren't able to modify

24· their letters to talk about a health hazard, is because there's

25· not a health hazard there right now.· And it's really not that
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·1· the system isn't functioning, right.· It functions.· It serves

·2· the school,it's that when the school expands, it would be

·3· beneficial for everyone to have that expansion connected to

·4· wastewater.

·5· · · · · · And so with that, that concludes my presentation.

·6· · · · · · HEARING MASTER:· All right.· Understood.· Thank you

·7· for that.· I appreciate it.

·8· · · · · · Then when that, we'll close Major Modification 23-0520

·9· and go to the next case.

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · SUSAN FINCH
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, September 18, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 10:54 p.m.
·

·

·

·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Tampa, FL 33601

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
·

·

·
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September 18, 2023
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·1· Zoning Hearing Master hearing.

·2· · · · · · Major Mod application 23-0518, this application is out

·3· of order to be heard and is being continued to the October 16th,

·4· 2023, Zoning Hearing Master hearing.

·5· · · · · · Item A.10, PD Rezoning 23-0519, this application is

·6· out of order to be heard and is being continued to the October

·7· 16th, 2023, Zoning Hearing Master hearing.

·8· · · · · · Item A.11, Major Mod application 23-0520, this

·9· application is being continued by staff to the October 16th,

10· 2023, Zoning Hearing Master hearing.

11· · · · · · Item A.12, PD 23-0522, this application is being

12· continued by staff to the October 16th, 2023, Zoning Hearing

13· Master hearing.

14· · · · · · Item A.13, PD application 23-0540, this application is

15· out of order to be heard and is being continued to the October

16· 16th, 2023, Zoning Hearing Master hearing.

17· · · · · · Item A.14, PD 23-0583, this application is out of

18· order to be heard and is being continued to the October 16th,

19· 2023, Zoning Hearing Master hearing.

20· · · · · · Item A.15, PD application 23-0584, this application is

21· being continued by the applicant to the October 16th, 2023,

22· Zoning Hearing Master hearing.

23· · · · · · Item A.16, Standard Rezoning 23-0588, this application

24· is being continued by staff to the October 16th, 2023, Zoning

25· Hearing Master hearing.
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · PAMELA JO HATLEY
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, August 21, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:43 p.m.
·

·

·

·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Tampa, Florida 33601

·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
·

·
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·1· hearing.

·2· · · · · · Item A.14, Major Mod 23-0518.· This application is out

·3· of order to be heard and is being continued to the

·4· September 18, 2023 ZHM hearing.

·5· · · · · · Item A.15, PD 23-0519.· This application is out of

·6· order to be heard and is being continued to the

·7· September 18, 2023 ZHM hearing.

·8· · · · · · Item A.16, Major Mod 23-0520.· This application is out

·9· of order to be heard and is being continued to the

10· September 18, 2023 ZHM hearing.

11· · · · · · Item A.17, PD 23-0522.· This application is out of

12· order to be heard and is being continued to the

13· September 18, 2023 ZHM hearing.

14· · · · · · Item A.18, Standard Rezoning 23-0552.· This

15· application is out of order to be heard and is being continued

16· to the September 18, 2023 ZHM hearing.

17· · · · · · Item A.19, Standard Rezoning 23-0573.· This

18· application is being continued by Staff to the

19· September 18, 2023 ZHM hearing.

20· · · · · · Item A.20, Major Mod 23-0578.· This application is out

21· of order to be heard and is being continued to the

22· September 18, 2023 ZHM hearing.

23· · · · · · Item A.21, Standard Rezoning 23-0588.· This

24· application is out of order to be heard and is being continued

25· to the September 18, 2023 ZHM hearing.
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F:\Groups\WPODOCS\Zoning\Hearing Forms\Hearing – Exhibit List 

APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER 
YES OR NO 

RZ 23-0443 Todd Pressman 1. Applicant Presentation Packet No 

RZ 23-0443 Elizabeth White 2. Opposition Presentation Packet No 

RZ 23-0443 Nancy Pateracki 3. Applicant Presentation Packet No 

RZ 23-0636 Rosa Timoteo 1. Revised Staff Report – Email Yes (Copy) 

RZ 23-0828 Todd Pressman 1. Applicant Presentation Packet No 

RZ 23-0828 Rosa Timoteo 2. Revised Staff Report – Email Yes (Copy) 

RZ 23-0932 Todd Pressman 1. Applicant Presentation Packet No 

RZ 23-0932 Rosa Timoteo 2. Revised Staff Report – Email Yes (Copy) 

MM 23-0281 John Eveland 1. Applicant Presentation Packet No 

MM 23-0281 Rosa Timoteo 2. Revised Staff Report – Email Yes (Copy) 

MM 23-0407 Nicole Neugebauert 1. Applicant Presentation Packet No 

MM 23-0407 Tori Wiley 2. Opposition Presentation Packet No 

MM 23-0407 Rosa Timoteo 3. Revised Staff Report - Email Yes (Copy) 

RZ 23-0422 Joe Moreda 1. Applicant Presentation Packet No 

RZ 23-0422 Joe Moreda 2. Applicant Letter No 

RZ 23-0422 James Tatum 3. Proponent Presentation Packet Yes (Copy) 

RZ 23-0422 Rosa Timoteo 4. Revised Staff Report - Email  

MM 23-0520 Kami Corbett 1. Applicant Presentation Packet No 

MM 23-0520 Rosa Timoteo 2. Revised Staff Report – Email Yes (Copy) 

RZ 23-0610 Colin Rice 1. Application Presentation Packet No 

RZ 23-0610 Rosa Timoteo 2. Revised Staff Report - Email Yes (Copy) 

MM 23-0614 Kami Corbett 1. Application Presentation Packet No 

MM 23-0614 Rosa Timoteo 2. Revised Staff Report - Email Yes (Copy) 

RZ 23-0784 Tyler Hudson 1. Application Presentation Packet No 

RZ 23-0784 Rosa Timoteo 2. Revised Staff Report - Email Yes (Copy) 
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OCTOBER 16, 2023 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, October 16, 2023, at 6:00 p.m., in the Boardroom, 
Frederick B. Karl County Center, Tampa, Florida, and held virtually. 

Susan Finch, ZHM, called the meeting to order at 6:00 p.m. and led in the 
pledge of allegiance to the flag. 

A. WITHDRAWALS AND CONTINUANCES 

Michelle Heinrich, Development Services (DS), reviewed the 
changes/withdrawals/continuances. 

Susan Finch, ZHM, overview of ZHM process. 

Senior Assistant County Attorney Mary Dorman overview of oral argument/ZHM 
process. 

Susan Finch, ZHM, Oath. 

B. REMANDS: 

C. REZONING STANDARD (RZ-STD): 

C.1. RZ 23-0443  

Michelle Heinrich, DS, called RZ 23-0443. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0443. 

C.2. RZ 23-0588  

Michelle Heinrich, DS, called RZ 23-0588. 

Testimony provided. 

Susan Finch, ZHM, continued RZ 23-0588 to the December 18, 2023, ZHM 
hearing. 

C.3. RZ 23-0636  

Michelle Heinrich, DS, called RZ 23-0636. 

Testimony provided. 
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Susan Finch, ZHM, closed RZ 23-0636. 

C.4. RZ 23-0729  

Michelle Heinrich, DS, called RZ 23-0729. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0729. 

C.5. RZ 23-0828  

Michelle Heinrich, DS, called RZ 23-0828. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0828. 

C.6. RZ 23-0932  

Michelle Heinrich, DS, called RZ 23-0932. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0932. 

D. REZONING-PLANNED DEVELOPMENT (RZ-PD) & MAJOR MODIFICATION (MM): 

D.1. MM 23-0281  

Michelle Heinrich, DS, called MM 23-0281. 

Testimony provided. 

Susan Finch, ZHM, closed MM 23-0281. 

D.2. MM 23-0407 

Michelle Heinrich, DS, called MM 23-0407. 

Testimony provided. 

Susan Finch, ZHM, closed MM 23-0407. 

 

 



MONDAY, OCTOBER 16, 2023 
 
 

3 

D.3. RZ 23-0422 

Michelle Heinrich, DS, called RZ 23-0422. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0422. 

D.4. MM 23-0520 

Michelle Heinrich, DS, called MM 23-0520. 

Testimony provided. 

Susan Finch, ZHM, closed MM 23-0520. 

D.5. RZ 23-0610 

Michelle Heinrich, DS, called RZ 23-0610. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0610. 

D.6. MM 23-0614 

Michelle Heinrich, DS, called MM 23-0614. 

Testimony provided. 

Susan Finch, ZHM, closed MM 23-0614. 

D.7. RZ 23-0784 

Michelle Heinrich, DS, called RZ 23-0784. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0784. 

E. ZHM SPECIAL USE 

ADJOURNMENT 

Susan Finch, ZHM, adjourned the meeting at 10:13 p.m. 
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Rome, Ashley

From: Hearings
Sent: Wednesday, August 23, 2023 2:02 PM
To: Rome, Ashley; Timoteo, Rosalina
Cc: Lampkin, Timothy
Subject: FW: Application # MM 23-0520

From: Grace Payne <grace@southerntitleservices.net>  
Sent: Tuesday, August 22, 2023 1:54 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: Application # MM 23-0520 

External email: Use cau on when clicking on links, opening a achments or replying to this email. 

Good afternoon, 
I received a letter regarding a zoning application in my area and I would like more information on it. 
Can you tell me the difference between zoning PD 18-0638 and the proposed zoning of PD? 

Thank you, 
Grace  

 
Gracee A.. Payne,, Presidentt 

Florida Title Insurance License #E021192 
Pacesetter award recipient 



2

 


	23-0520 S Rep
	23-0520 Recomm
	RECOMMENDATIONS July 2012
	23-0520 PC
	CSP
	CSP NEEDED
	AGENCY COMMENTS INSERT
	23-0520 AC
	VT Insert
	23-0520 Transc
	Exhibit Insert
	23-0520 Exhibits
	POR RECORD INSERT
	23-0520 POR



