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Development Services Department

1.0 APPLICATION SUMMARY
Applicant: Naidip Foundation, Inc.
Zoning: ASC-1
FLU Category: RES-1
Service Area: Rural
Site Acreage: 24.52 +/-
Community Plan Area: Lutz
Overlay: North Dale Mabry Overlay
Special District: Lutz Rural Development
Request: Special Use Permit for a School
Location: 12523.0000

Request Details:
The proposed Special Use request is to allow the applicant to develop the +/-24.52 acres property located at the
southeast corner of N Dale Mabry Highway and Holly Lane in Lutz for a 1,000 students K through 8 private school with 
a separate free-standing gymnasium, garden center, private wastewater treatment plant, wellhead with water 
system, fire tank, active play areas, and associated sports fields.

Setbacks: Proposed Setbacks Proposed Buffer/Screening
North 104’ 9” 20 buffer
South 204’ 10” 25’, buffer

East 268’ 8” 20 buffer, 25 buffer

West 99’ 6” 5’ buffer, 15’ scenic corridor buffer, 40 parkway buffer

Additional Information:

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

Variances(s) to the Land Development 
Code

None requested as part of this application.

Planning Commission Recommendation:
Consistent

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

2.1 Vicinity Map

Context of Surrounding Area:
The parcel is located on the east side of N Dale Mabry Hwy south of W County Line Rd on the northern side of 
Brooker Lake. The area is primarily comprised of single-family residential uses at various lot sizes. There is a PD 
approved for a swimming school adjacent to the property on the southwestern corner of the subject parcel. The 
parcel to the north, separated by Holly Lane is zoned ASC-1 with an existing church. The surrounding properties to 
the east and south are zoned ASC-1 and RSC-2 with existing residential uses. While the properties to the west on the 
western side of N Dale Mabry Hwy are zoned ASC-1 and BPO (Business, Professional Office). Further south of the 
property along N Dale Mabry Hwy are properties zoned PD and CN.
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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: R-1

Maximum Density/F.A.R.: 1 DU per GA/ FAR: 0.25

Typical Uses: Agricultural, farms, ranches, residential, neighborhood commercial, offices 
and multi-purpose projects.
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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 GA/ FAR: 
NA Agricultural, Single-Family CHURCH

South ASC-1 1 DU per GA/ FAR: 
NA Agricultural, Single-Family SINGLE FAMILY R

East ASC-1, RSC-2 

1 DU per GA/ FAR: 
NA,  

2 DU per GA/ FAR: 
NA

Agricultural, Single-Family, 
Residential, Single-Family 

Conventional  
SINGLE FAMILY R, PASTURE  

West PD, ASC-1 1 DU per GA/ FAR: 
NA Private Swim School PRIVATE SCHOOL,            

SINGLE FAMILY R
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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3.0 REQUESTED WAIVERS TO LDC SECTION 6.11.XX (IF APPLICABLE): None requested as part of this application. 
Requested Waiver Result 
  
Justification: 
 
 
 
 
 
 
 
 
 
 
 
 

 
4.0 REQUESTED VARIANCES (IF APPLICABLE): None requested as part of this application. 
LDC Section: LDC Requirement: Variance: Result: 
 
 
 

   

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

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

N Dale Mabry 
Highway 

FDOT 
Principal 
Arterial - 
Rural 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  

 Substandard Road Improvements  
 Other (TBD by FDOT)  

Holly Lane County Local - 
Rural 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  

 Other 

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 459 22 26 
Proposed 4,110 1,069 260 
Difference (+/-) + 3,651 + 1,047 + 234 
 
 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X Pedestrian & Vehicular None Meets LDC 
South  None None Meets LDC 
East  None None Meets LDC 
West X Pedestrian & Vehicular None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Holly Lane/Substandard Road Design Exception Requested Approvable 
Notes: 
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6.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

 

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 Report 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

Impact/Mobility Fees 
Not applicable at this time 

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 
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7.0 IMPLEMENTATION RECOMMENDATIONS   
 
7.1 Compatibility  
 
This Special Use Permit shall be limited to a Private School (grades K through 8) with a maximum planned capacity of 
1,000 students and includes associated accessory structures, such as a garden center, gymnasium, and athletic fields, 
as depicted on the submitted site plan. The area is primarily comprised of single-family residential uses with various lot 
sizes. There is a PD approved for a swimming school adjacent to the property on the southwestern corner of the 
subject parcel. The parcel to the north, separated by Holly Lane is zoned ASC-1 with an existing church. The 
surrounding properties to the east and south are zoned ASC-1 and RSC-2 with existing residential uses. While the 
properties to the west on the western side of N Dale Mabry Hwy are zoned ASC-1 and BPO (Business, Professional 
Office). Further south of the property along N Dale Mabry Hwy are properties zoned PD and CN. 
 
In addition to meeting the required buffers the applicant is offering to provide a 20-foot landscape buffer along the 
eastern property line adjacent to Holly Lane. This, in conjunction with a large portion of the existing tree farm 
remaining untouched in the northeastern portion of the property, will further provide buffering and screening to the 
residential properties on the eastern side of Holly Lane. Additionally, two large stormwater retention ponds and a 25-
foot landscape buffer are proposed to the south and southeast portions of the property which will provide further 
buffering and screening from the school and sports field from the adjacent residential properties to the east and south 
of the project.  
 
Should this application be approved, the site will be subject to site development review requirements. The conditions 
staff has proposed will set forth a framework for site development review (including but not limited to compliance 
with LDC Sections 3.01.06, 3.09.00, 6.01.01, 6.03.13, and 6.11.88) and will be examined at the time of site and 
construction plan review.  
 
7.2 Recommendation      
 
Based on the above findings, staff finds the Special Use request complies with LDC Section 6.11.88 Schools, and 
recommends approval, subject to the recommended conditions.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPLICATION NUMBER: SU-SCH 26-0430 
LUHO HEARING DATE: June 15, 2026 Case Reviewer: Carolanne Peddle  

  

Page 10 of 14 

 
8.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
on April 17, 2026. 
 
1. This Special Use Permit shall be limited to a Private School (grades K through 8) with a maximum compacity of 

1,000 students. 
 

2. Development shall be as generally depicted on the site plan submitted April 17, 2026, including locations of the 
athletic fields and accessory structures (Garden Center, Gymnasium, and Wastewater Treatment Plant). 

 Required setbacks shall be subject to any corridor preservation line. 
 

3. Buffering and screening shall be provided in accordance with the requirements of LDC Section 
6.06.06. unless otherwise depicted on the general site plan. 

 No fencing shall be placed within the Scenic or Parkway Buffer. 
 A 20-foot-wide landscape buffer shall be provided along the eastern boundary of the property as 

shown on the site plan. 
 A 25-foot-wide landscape buffer shall be provided along the southeastern property boundary adjacent 

to folio 12523.0000 as shown on the site plan. 
 

4. Development of the site shall be consistent with LDC Section 3.01.06, 3.09.00, 6.11.88, and 6.01.01; unless 
otherwise specified on the site plan. 

 
5. If lighting is provided for the recreational areas, lighting shall be in compliance with LDC Section 6.10.00, exterior 

Lighting. 
 

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

7. 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. 

 
8. The construction and location of any proposed wetland impacts are not approved by this Special Use 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. 

 
9. 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). 

 
10. 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. 

 
11. Notwithstanding anything shown on the Special Use (SU) site plan or herein these conditions to the contrary, bicycle 

and pedestrian access shall be permitted anywhere along the Special Use boundaries. 
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12. The project site shall be permitted and limited to one (1) right-in-only access from N Dale Mabry Hwy and one (1) 

right-in/left-out-only access to Holly Ln. 
 

13. Notwithstanding the above, access to N Dale Mabry Hwy shall be subject to FDOT review and approval and shall 
construct any site access improvements as required by FDOT.  

 
14. Construction access to the site shall be restricted to the vehicular access connection shown on the SU site plan and 

referenced in condition 12, above. 
 
15. School enrollment shall be limited to a maximum of 1,000 students in grade levels K-8. 

 
16. Annually, at the beginning of each school year during the fourth week of class, the developer (at its sole expense) 

shall conduct traffic monitoring to assess the sufficiency of queueing both on-site and off-site at the project access 
points.  Such report shall be submitted to the Hillsborough County Development Service and Public Works 
Departments. This annual monitoring requirement shall remain in effect for one (1) year beyond the time the total 
enrollment reaches 1,000 students.  In the event that significant off-site queueing of vehicles at arrival or dismissal 
times is found, the school shall be required to submit corrective measures, which could include staggered 
arrival/departure times and/or a revised on-site circulation plan to alleviate off-site queueing.  Such revised plan 
shall be subject to review and approval by Hillsborough County Public Works. 

 
17. General parking and event parking shall be provided in accordance with the 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. Access management, vehicle queuing, and staff placement shall occur consistent with the Queuing Plan (Sheet of 2 
of 3).  

 
19. The private school shall not permit students to be dropped off outside of the school property, including along the 

property’s N Dale Mabry Hwy and Holly Ln frontages or within adjacent properties. 
 
20. In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall preserve right of way 

along its N Dale Mabry Hwy frontage such that a minimum of six-and-a-half (6.5) feet of right of way is preserved 
along the site’s western property boundary. The right of way preservation area shall be shown on all future site 
plans, and building setbacks shall be calculated from the future right of way line. Only those interim uses allowed by 
the Hillsborough County Land Development Code shall be permitted within the preserved right of way. 

 
21. If SU-SCH 26-0430 is approved, the County Engineer will approve a Design Exception request (dated June 2, 2026) 

which was found approvable by the County Engineer (June 4, 2026) for the Holly Ln substandard road improvements. 
As Holly Ln is a substandard local roadway, the developer will be required to make certain improvements on Holly 
Ln from project’s access to N Dale Mabry Hwy, consistent with the Design Exception. Specifically, prior to or 
concurrent with the initial increment of development, the developer shall make the following improvements: 

 
a.  Widen Holly Ln to provide 11-foot-wide lanes, including the addition of a westbound to northbound 

right turn lane and a westbound to southbound left turn lane; and, 
 

b. Construct a 10-foot-wide multiuse path on the south side of the roadway; and, 
 

c. Install a Type F curb and gutter on both sides of the roadway’s improved area; and, 
 

d. Dedicate and convey a minimum 24 feet of right of way for the Holly Ln improvements. 
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22. If notes and/or graphics on the site plan conflict with these conditions and/or Land Development Code regulations, 

the more restrictive regulation shall apply. 
 
 
 
 

 
  

Zoning Administrator Sign Off:  
Colleen Marshall
Fri Jun  5 2026 13:04:58  

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



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 06/05/2026 

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

PLANNING AREA:  Lutz PETITION NO: SU-SCH 26-0430 
 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

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

 
1. Notwithstanding anything shown on the Special Use (SU) site plan or herein these conditions to 

the contrary, bicycle and pedestrian access shall be permitted anywhere along the Special Use 
boundaries. 
 

2. The project site shall be permitted and limited to one (1) right-in-only access from N Dale Mabry 
Hwy and one (1) right-in/left-out-only access to Holly Ln. 
 

3. Notwithstanding the above, access to N Dale Mabry Hwy shall be subject to FDOT review and 
approval and shall construct any site access improvements as required by FDOT.  
 

4. Construction access to the site shall be restricted to the vehicular access connection shown on the 
SU site plan and referenced in condition 2, above. 

 
5. School enrollment shall be limited to a maximum of 1,000 students in grade levels K-8. 

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

its sole expense) shall conduct traffic monitoring to assess the sufficiency of queueing both on-site 
and off-site at the project access points.  Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments. This annual monitoring requirement shall 
remain in effect for one (1) year beyond the time the total enrollment reaches 1,000 students.  In 
the event that significant off-site queueing of vehicles at arrival or dismissal times is found, the 
school shall be required to submit corrective measures, which could include staggered 
arrival/departure times and/or a revised on-site circulation plan to alleviate off-site queueing.  Such 
revised plan shall be subject to review and approval by Hillsborough County Public Works. 
 

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

8. Access management, vehicle queuing, and staff placement shall occur consistent with the Queuing 
Plan (Sheet of 2 of 3).  
 

9. The private school shall not permit students to be dropped off outside of the school property, 
including along the property’s N Dale Mabry Hwy and Holly Ln frontages or within adjacent 
properties. 



 
10. In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall 

preserve right of way along its N Dale Mabry Hwy frontage such that a minimum of six-and-a-half 
(6.5) feet of right of way is preserved along the site’s western property boundary. The right of way 
preservation area shall be shown on all future site plans, and building setbacks shall be calculated 
from the future right of way line. Only those interim uses allowed by the Hillsborough County 
Land Development Code shall be permitted within the preserved right of way. 
 

11. If SU-SCH 26-0430 is approved, the County Engineer will approve a Design Exception request 
(dated June 2, 2026) which was found approvable by the County Engineer (June 4, 2026) for the 
Holly Ln substandard road improvements. As Holly Ln is a substandard local roadway, the 
developer will be required to make certain improvements on Holly Ln from project’s access to N 
Dale Mabry Hwy, consistent with the Design Exception. Specifically, prior to or concurrent with 
the initial increment of development, the developer shall make the following improvements: 
 

a. Widen Holly Ln to provide 11-foot-wide lanes, including the addition of a westbound to 
northbound right turn lane and a westbound to southbound left turn lane; and, 
 

b. Construct a 10-foot-wide multiuse path on the south side of the roadway; and, 
 

c. Install a Type F curb and gutter on both sides of the roadway’s improved area; and, 
 

d. Dedicate and convey a minimum 24 feet of right of way for the Holly Ln improvements.  
 
 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Special Use (SU) approval for a 1,000-student K-8 private school on a +/- 
24.52-acre parcel located on the southeast corner of the intersection of N Dale Mabry Hwy and Holly Ln. 
The subject site is zoned Agricultural, Single-Family Conventional (ASC-1) with a future land use 
designation of Residential 1 (RES-1) and within the Special Public Interest: North Dale Mabry Overlay 
District (SPI-NDM) but outside of a designated Activity Center.   
 
Trip Generation Analysis 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis for the proposed Special Use. Staff prepared a comparison of the 
trips potentially generated under the existing zoning and the proposed Special Use, utilizing a generalized 
worst-case scenario. The data presented below is based on the Institute of Transportation Engineer’s Trip 
Generation Manual, 12th Edition. 

Approved Zoning: 

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

Total Peak            
Hour Trips 

AM PM 
ASC-1, 24 Single-Family Detached Dwelling Units 
(LUC 210) 459 22 26 

Proposed Special Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
1,000-Student Private K-8 School 
(LUC 530) 4,110 1,069 260 

 



Trip Generation Difference: 

 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
Difference: +3,651 +1,047 +234 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

The site has frontage on N Dale Mabry Hwy and Holly Ln. 
 
N Dale Mabry Hwy, a 4-lane, divided, FDOT maintained, principal arterial roadway. The roadway is 
characterized by +/- 11-foot-wide travel lanes in fair condition, +/- 4-foot paved shoulders/bike lanes, +/- 
5-foot-wide sidewalks on both sides of the road within the vicinity of the project, and within a +/- 217-
foot-wide right of way. Access to N Dale Mabry Hwy is subject to FDOT review and approval. 
 
The roadway is shown on the Hillsborough County Corridor Preservation Plan as a future 6-lane roadway. 
The site is within the N Dale Mabry Overlay District where a parallel access highway system is planned to 
be developed. Given there is not an adopted PD&E for the future 6-lane with frontage road configuration, 
right of way preservation needs are calculated based on TTM standards. For the 6-lane segment of N Dale 
Mabry Hwy which is also identified on the Hillsborough County Corridor Preservation Plan (HCCPP) as 
having a frontage road system, ROW preservation is as follows: 
 
The Hillsborough County Transportation Technical Manual requires a minimum of 110 feet of right of way 
for a 4-lane, divided, urban arterial roadway (TS-6). To that we add 22 feet for the additional 2 lanes (each 
11 feet in width) for a total of 132 feet. The frontage road portion uses two roadway section widths for a 
2-lane, local urban roadway (TS-3/non-residential variant), each requiring 54 feet for a total of 108 feet. 
Both typical sections used to calculate this requirement have 5-foot-wide sidewalks on both sides of the 
road, therefore, 10 feet is subtracted for the duplicative sidewalks. The total right of way needed for the 
future 6-lane widening, including the frontage road, is 230 feet.  
 
The site will be required to preserve a minimum 6.5 feet of right of way along the site’s N Dale Mabry 
Hwy frontage as measured from the western property boundary. Only those interim uses allowed by the 
Hillsborough County Corridor Preservation Plan shall be permitted within the preserved right of way. The 
right of way preservation areas shall be shown on all future site plans, and building setbacks shall be 
calculated from the future right of way line.  
 
Holly Ln, a 2-lane, substandard, local rural roadway. The roadway is characterized by +/- 18 feet of 
pavement in fair condition, +/- 5-foot-wide sidewalks on the north side of the road within the vicinity of 
the project, and within +/- a 50-foot-wide right of way. 
 
SITE ACCESS 
The Special Use is requesting two access connections to the abutting roadway network. The vehicular 
access connections will be restricted to one right-in-only access from N Dale Mabry Hwy and one right-
in-only/left-out-only access to Holly Ln.  
 
The long-range plan to develop a parallel access highway system (frontage road) along the N Dale Mabry 
corridor will require closing the site’s direct access connection to N Dale Mabry Hwy. Staff’s review of 
the Special Use considered the project’s impacts to the roadway network in both the current and future 
configurations. The developer is providing off-site improvements to mitigate project impacts in the current 
condition, and, in the future condition, the planned parallel access highway system (frontage road) will 
increase capacity and control turning movements on N Dale Mabry Hwy. 
 
In addition to the frontage road requirement (LDC Sec. 3.01.06.A) discussed in the above section, the other 
provisions of the overlay district applicable to the transportation review of this project are Parkway Buffer 
Area (Sec. 3.01.06.F) and Non-motorized Circulation System (Sec. 3.01.06.H). Given the Special Use site 



plan shows the required Corridor Preservation Area, the required Parkway Buffer Area, and proposes a 10-
foot-wide multiuse path on the south side of Holly Ln, staff believes these requirements have been satisfied, 
respectively.  
 
Section 6.11.88 of the LDC 
Section 6.11.88 A., regarding schools, requires that “With the exception of elementary schools, the site 
shall have direct access to a roadway shown on the current MPO Long Range Transportation Cost 
Affordable Plan…” The 2050 Hillsborough County Long Range Transportation Plan (LRTP) now includes 
a “Cost Feasible Plan” rather than a “Cost Affordable Plan”; however, the intent is the same. These maps 
identify projects which have demonstrated need and are able to be funded given anticipated projected 
revenues. As such, these essentially reflect a list of roadways (and other projects) which demonstrate 
existing or future need, but the vast majority of which are not funded within the 5-year Capital Improvement 
Program budget (and may never be funded depending upon changing needs, prioritizations, and political 
considerations). Given the above, staff has historically interpreted this LDC provision to mean that middle 
and high schools must be located on a roadway which is functional classified as a collector or arterial 
roadway (indicating that is designed or anticipated to carry a higher level of traffic than the local roadway 
system, and/or has greater access management standards applied to the roadway than a local roadway 
would). 
 
Given that this project takes access to the FDOT maintained principal arterial roadway, staff believes this 
requirement has been satisfied. 
 
QUEUING, CIRCULATION, AND EVENT PARKING 
The applicant submitted a traffic circulation and queueing plan (Sheet 2 of 3) to illustrate the flow of traffic 
during drop off and pick up for the school students. This plan meets Section 6.03.13.B. requirements for 
minimum queuing and stacking during the drop off and pickup period, providing 7,196 linear feet of vehicle 
stacking, exceeding the minimum 6,125 linear feet required. The plan also shows the location of staff 
monitoring and managing traffic flow and the pick-ups and drop-offs of students. On an annual basis and 
continuing until 1 year after the private school reaches its maximum enrollment of 1,000 students, the 
developer will be required to assess the sufficiency of queuing both on and off-site at the project access 
point(s). Should deficiencies be found to exist, the school will be required to work with the Hillsborough 
County Public Works Department to identify and implement additional on or off-site corrective measures. 
 
As required pursuant to Section 6.03.13.C. of the LDC, the applicant has submitted a Parking Plan, which 
includes the Event Parking Plan required by the LDC (see Sheet 3 of 3), and which demonstrates how 
extracurricular event parking will be accommodated within the site. 
 
REQUESTED DESIGN EXCEPTION, SUBSTANDARD ROAD: Holly Ln 
Given that the segment of Holly Ln is a substandard local rural roadway, the applicant’s Engineer of 
Record (EOR) submitted a Design Exception Request (dated June 2, 2026) to determine specific 
improvements that would be required by the County Engineer. Based on factors presented in the Design 
Exception Request, the County Engineer found the Design Exception approvable (on June 4, 2026) 
authorizing deviations from the Transportation Technical Manual (TTM) Type TS-3 (non-residential) 
Typical Section (for 2-lane, Undivided Local Urban Roads) including:  
 

 Widening Holly Ln to provide 11-foot-wide travel lanes, including the addition of a westbound to 
northbound right turn lane and a westbound to southbound left turn lane; and,  

 Construction of a 10-foot-wide multiuse path on the south side of the roadway; and, 
 Installation of a Type F curb and gutter on both sides of the roadway’s improved area. 
 To accommodate the proposed Holly Ln improvements, the developer will dedicate and convey a 

minimum 24 feet of right of way. 
 

If SU-SC 26-0430 is approved by the Land Use Hearing Officer, the County Engineer will approve the 
Design Exception. 
 



ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Holly Ln is not listed on the Hillsborough County Level of Service Report, therefore level of service 
information for Holly Ln cannot be provided. 
 
The roadway level of service (LOS) information for N Dale Mabry Hwy is provided below. 

Generalized Level of Service 

Roadway From To LOS Standard 

Peak 
Hr. 

Directional 
LOS 

N Dale Mabry 
Hwy 

W Lutz Lake Fern 
Rd 

W County Line 
Rd D C 

Source:  2024 Hillsborough County Level of Service (LOS) Report 

 



Outlook

FW: SU-SCH 26-0430 - Design Exception Review

From Williams, Michael <WilliamsM@hcfl.gov>
Date Thu 6/4/2026 10:44 AM
To Steven Henry <shenry@lincks.com>
Cc brian.smith@element-cc.com <brian.smith@element-cc.com>; eric.seah@element-cc.com

<eric.seah@element-cc.com>; Peddle, Carolanne <PeddleC@hcfl.gov>; Kowal, Jessica <KowalJ@hcfl.gov>;
Phillips, Charles <PhillipsCh@hcfl.gov>; Tirado, Sheida <TiradoS@hcfl.gov>; De Leon, Eleonor
<DeLeonE@hcfl.gov>; PW-CEIntake <PW-CEIntake@hcfl.gov>

1 attachment (8 MB)
26-0430 DEAdd 06-03-26.pdf;

Steve,
I have found the attached Design Exception (DE) for SU 26-0430 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative
assistant, Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-307-1707) after the
Hearing Officer approves the SU related to below request. This is to obtain a signed copy of the
DE/AV.

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

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

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

Mike

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

P: (813) 307-1851
M: (813) 614-2190
E: Williamsm@HillsboroughCounty.org

6/4/26, 1:42 PM Inbox - Kowal, Jessica - Outlook

https://outlook.cloud.microsoft/mail/inbox/id/AAkALgAAAAAAHYQDEapmEc2byACqAC%2FEWg0AZ%2F9SgxGKSE2QrQrNAwzUMAABMtyevAAA 1/3



W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

From: Tirado, Sheida <TiradoS@hcfl.gov>
Sent: Thursday, June 4, 2026 10:37 AM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: Kowal, Jessica <KowalJ@hcfl.gov>; Phillips, Charles <PhillipsCh@hcfl.gov>
Subject: RE: SU-SCH 26-0430 - Design Excep on Review

Hello Mike,

Attached the revised design Exception, per your comments.

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida’s Public Records law.

From: Tirado, Sheida
Sent: Monday, June 1, 2026 6:13 PM
To: Williams, Michael <WilliamsM@hcfl.gov>

6/4/26, 1:42 PM Inbox - Kowal, Jessica - Outlook

https://outlook.cloud.microsoft/mail/inbox/id/AAkALgAAAAAAHYQDEapmEc2byACqAC%2FEWg0AZ%2F9SgxGKSE2QrQrNAwzUMAABMtyevAAA 2/3



Cc: Kowal, Jessica <KowalJ@hcfl.gov>; Phillips, Charles <PhillipsCh@hcfl.gov>
Subject: SU-SCH 26-0430 - Design Excep on Review
 
Hello Mike,
 
The attached Design Exception is Approvable to me, please include the following people in your
response:
 
stevenh@trafficmobility.com
brian.smith@element-cc.com
eric.seah@element-cc.com
peddlec@hcfl.gov
kowalj@hcfl.gov
phillipsch@hcfl.gov
 
Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida’s Public Records law.

6/4/26, 1:42 PM Inbox - Kowal, Jessica - Outlook

https://outlook.cloud.microsoft/mail/inbox/id/AAkALgAAAAAAHYQDEapmEc2byACqAC%2FEWg0AZ%2F9SgxGKSE2QrQrNAwzUMAABMtyevAAA 3/3



1 of 1 03/2025

• 
• 

• 
• 
• Please contact Eleonor de Leon at 

Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

SU-SCH 26-0430

ASC-1

Steven J. Henry, P.E.

Holly Lane-Substandard Road

Holly Lane-Substandard Road

Apex Academy

12523.0005
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5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone
813 287 0674 Telefax

www.trafficmobility.com Website

June 2, 2026

Mr. Michael Williams, PE
County Engineer Development Review Director
Hillsborough County 
601 East Kennedy Blvd., 20th Floor
Tampa, FL 33602

Re: Apex Academy
SU 26-0430
Folio: 12523.0005
Lincks Project No. 25032

The purpose of this letter is to request a Design Exception to the Hillsborough County 
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code 
Section 6.04.03L for Holly Lane from the proposed access to Dale Mabry Highway.

The property is proposed to be developed for a 1,000 student K-8 private school. 

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be as follows:

One right-in only to Dale Mabry Highway
One right-in/left-out access to Holly Lane

The proposed SU site plan is included in the Appendix of this letter.

The subject site is within the Hillsborough County Urban Service Area. According to the 
Hillsborough County Roadways Functional Classification Map, Holly Lane is a local road.

The request is for a Design Exception to TS-3 of the Hillsborough County Transportation 
Technical Manual for Holly Lane. The segment of Holly Lane currently has the following 
characteristics as compared to TS-3:

1. Lane Width – TS-3 has 12 foot lanes for non-residential. The existing roadway has
9 foot lanes. 

2. Miami Curb – TS-3 has miami curb. The existing road is a rural roadway. 

3. Sidewalk – TS-3 has five (5) foot sidewalk on both sides of the road. There is a
sidewalk on the north side of the road.

26-0430

Received June 03, 2026 
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Mr. Mike Williams 
June 2, 2026 
Page 2  

4. Right of Way – TS-3 has 54 feet of right of way for a non-residential project. The 
existing road has approximately 50 feet of right of way.  

 
The developer proposes the following improvements to Holly Lane from Dale Mabry 
Highway to the access: 

a. Widen the roadway to provide four 11 foot lanes. 
b. Add Type F curb and gutter on the north and south sides of the road. 
c. Add 10 foot sidewalk on the south side of the road. 
d. Dedicate and convey approximately 24 feet of right of way. 

 
Figure 1 shows the conceptual layout and Figure 2 illustrates the typical sections.   
 
Based on the above, it is our opinion, the proposed improvements to Holly Lane will offset 
the impact of the project and meet the intent of the Transportation Technical Manual to 
the extent feasible. 
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Unincorporated Hillsborough County Special Use Consistency Review

Hearing Date: June 15, 2026

Report Prepared: June 2, 2026

Case Number: SU 26-0430

Folio(s): 12523.0005

General Location: West of Holly Lane, north of 
West Lutz Lake Fern Road, and southeast of 
North Dale Mabry Highway

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-1 (1 du/ga; 0.25 FAR)

Service Area Rural

Community Plan(s) Lutz

Special Use Request Special Use request for a 1,000-student private K-
8 school campus

Parcel Size +/- 24.52 acres

Street Functional Classification North Dale Mabry Highway – State Principal 
Arterial
Holly Lane – Local
West Lutz Lake Fern Road - County Collector

Commercial Locational Criteria Not applicable

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Evacuation Area 

 
None 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The ±24.52-acre subject site is generally located west of Holly Lane, north of West Lutz Lake Fern Road, 
and southeast of North Dale Mabry Highway. The site is in the Rural Area, is located within the limits of 
the Lutz Community Plan and is within the Residential-1 (RES-1) Future Land Use category. The RES-1 
designation is intended for rural residential uses, compatible with short-term agricultural uses. Other uses 
include commercial, office, and multi-purpose projects. The applicant is requesting Special Use approval 
for a 1,000 student K-8 school with a separate free-standing gymnasium, a garden center, and associated 
multi-use sports field. The primary K-8 school building is proposed as a two-story, 48,000 square feet 
structure with a maximum height of 40 feet. The freestanding gymnasium is proposed to contain 30,000 
square feet, while the garden center is proposed to contain 20,000 square feet. Collectively, the proposed 
development, including both floors of the building, would provide approximately 135,000 square feet of 
building area on the site. Outdoor recreational amenities include a multi-use sport field and associated 
play areas. With the exception of driveway and parking lot lighting, no lightning is planned for either of 
these outdoor recreational areas.  
 
According to Objective 1.2 of the Future Land Use Section (FLUS), the Rural Area is intended for long-term 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-1 

 
ASC-1  Vacant  

North Residential-1 + Residential-
2 ASC-1 + RSC-3 + BPO  

Public/Quasi-Public + 
Agricultural + Single-

Family + Natural 
 

South Residential-1 +  Residential-
2 

ASC-1 + RSC-2 + CN 
+ PD  Single- Family + Vacant +  

Public/Quasi-Public  

East Residential-1 +  Residential-
2 ASC-1 + RSC-2  

Single- Family + 
Agricultural + 

Public/Quasi-Public 
 

West Residential-1 +  Residential-
2 

ASC-1 + PD + BPO + 
RSC-2 + RSC-4  

Single- Family + Vacant +  
Public/Quasi-Public + 

Educational  + Natural + 
Light Commercial 
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agricultural uses, large lot rural residential uses and undeveloped natural areas. FLUS Objective 3.1 states 
that all new developments should recognize the existing community and be designed in a way that is 
compatible with the established character of the surrounding neighborhood. Specifically, FLUS Policy 3.1.2 
desires to see gradual transitions of intensities and densities between different land uses provided for as 
new development is proposed and approved through the use of professional site planning, buffering and 
screening techniques and control of specific land uses. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. In this case, the proposed development 
on the site is a K-8 school with a garden center, gymnasium, and outdoor recreational fields. According to 
the Hillsborough County Property Appraiser, the site is currently vacant. The uses surrounding the site 
include single-family residential on all sides, a church to the north, a swimming school to the west, and 
vacant parcels to the south and west. There is also agricultural land to the east and land designated as 
natural uses to the northwest. Additionally, North Dale Mabry Highway extends along the western 
boundary of the site, with Holly Lane extending along the northern boundary. The addition of a K-8 school 
in this area would provide a gradual transition between the proposed use and the surrounding uses 
currently present.  
 
In the southern portion of the site, there is a 1.04-acre stormwater detention area and wetland area that 
acts as a natural buffer between the site and the residential uses that are south and southeast of the site. 
Additionally, the school building is proposed to lie on the westernmost boundary, adjacent to Dale Mabry 
Highway, placing a significant distance between the use and the residential adjacent to the east. The 
applicant is also proposing a 20-25-foot landscape buffer that surrounds the site to the north, east, and 
south, creating even more buffering and screening between adjacent uses. To the east and south of the 
proposed sports field, there is an additional 1.31-acre stormwater detention area that helps to separate 
the use from the residential homes adjacent to the site. The applicant states in the project narrative that 
no additional lighting is proposed for the outdoor play areas or sports fields beyond that necessary for 
vehicular circulation and parking areas. The absence of lighting for these outdoor recreational facilities is 
a key factor in Planning Commission staff’s finding, as outdoor lighting can create adverse impacts on 
adjacent residential properties, even when buffering is provided. FLUS Policy 3.1.3 states that any density 
increase shall be compatible with existing, proposed or planned surrounding development. While the 
proposed use is not increasing density in the area, it is still important that the use be compatible with the 
surrounding development. Compatibility is defined as the characteristics of different uses or activities or 
designs which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian or 
vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. With the various mitigation 
measures in place and the use being compatible to the surrounding development patterns, the addition 
of a K-8 school on this site would be consistent with and maintain the character of the surrounding area.  
 
Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density, and range 
of permitted land uses allowed in each category. As outlined in FLUS Policy 2.2.1, Table 2.2 contains a 
description of the character and intent permitted in each of the Future Land Use categories. The subject 
site is within the Residential-1 (RES-1) Future Land Use category, allowing for the consideration of 
agricultural, farms, ranches, residential, neighborhood commercial, offices and multi-purpose projects. 
According to FLUS Objective 4.6, 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 
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population. These uses shall be located and designed in a manner to be compatible with the surrounding 
residential development pattern. FLUS Policy 4.6.1 states that residential support uses (childcare centers, 
adult care centers, churches, etc.) are allowable  uses in any of the residential, commercial and industrial 
land use plan categories. The facility shall be of a design, intensity and scale to serve the surrounding 
neighborhood or the non-residential development in which it occurs, and to be compatible with the 
surrounding land uses and zoning. A school would be considered a residential support use, and with the 
compatibility measures incorporated into the site design, this use is permitted within the Residential-1 
Future Land Use category and is consistent with the character and intent of the RES-1 designation. As 
proposed, the school will provide a community-serving function while incorporating buffering, 
operational limitations, and site design elements intended to minimize impacts on adjacent residential 
properties. Therefore, the proposed use is compatible with the surrounding development pattern and is 
consistent with the applicable Future Land Use policies. The RES-1 category permits up to 1 dwelling unit 
per gross acre (du/ga) and up to a 0.25 Floor Area Ratio (FAR). With the site being 24.52 acres, the 
maximum permitted development is 267,022 square feet (24.52 ac x 43,560 = 1,068,091sq ft x 0.25 FAR 
= 267,022 sq ft). The total square footage for the school building, garden center, and gymnasium is 
135,000 square feet, which is well within the maximum permitted for the site. With the use being an 
acceptable use in the Future Land Use designation and the FAR being within the maximum permitted, the 
request meets the intent of FLUS objective 2.1, 4.6, and their associated policies.  
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time 
of uploading this report, Transportation comments were not yet available in Optix and thus were not 
taken into consideration for analysis of this request. 
 
FLUS Objective 4.4 and FLUS Policy 4.4.1 require new development to be compatible to the surrounding 
neighborhood. In this case, the surrounding land use pattern consists primarily of residential, agricultural, 
and public/quasi-public uses. FLUS Policy 4.4.1 specifically states that any density or intensity increases 
should be compatible with existing, proposed or planned surrounding development. Development and 
redevelopment shall be integrated with the adjacent land uses through the creation of like uses, creation 
of complementary uses, mitigation of adverse impacts, transportation and pedestrian connections, and 
gradual transitions of intensity. With the use being a residential support use, having adequate mitigation 
measures, and compatible site design layout, the proposed Special Use would be compatible with the 
surrounding neighborhood and existing land use pattern of the area. 
   
Objective 3.2 and Policy 3.2.4 require community plans throughout the county to be consistent with the 
Comprehensive Plan. The site is within the limits of the Lutz Community Plan. The Lutz Community Plan 
highlights strategies that will guide future growth and development in the area. The standards for 
development are meant to achieve compatibility between new and existing uses. One of these standards 
includes not using solid, masonry-type walls or fencing material to act as barriers unless needed for an 
incompatible use. The site plan for this request depicts landscape buffering as the method to create a 
buffer between the proposed use and adjacent existing uses. This is in line with what the plan desires, as 
a landscape buffer does not include walls or fencing, but rather incorporates a more natural buffer 
consisting of landscaping and vegetation. In the Commercial Character section of the plan, the community 
states they desire to retain existing commercial environment and encourage new commercial uses geared 
to serve the daily needs of residents in a scale that complements the character of the community. The 
plan further states that special use developments should not result in development that is incompatible 
with or detracts from the established character of the Lutz community. The Schools Section of the plan 
identifies education as a high priority for the community and emphasizes that the planning, design, and 
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development of schools should reflect and be compatible with the character of the surrounding area. As 
proposed, the school incorporates site design and operational measures intended to maintain 
compatibility with adjacent residential development and preserve the character of the community. 
Therefore, the request is consistent with the goals and intent of the Lutz Community Plan regarding both 
educational facilities and community character. 
 
Overall, staff finds that the proposed special use development is compatible with the existing 
development pattern found within the surrounding area and supports the vision of the Lutz Community 
Plan. The proposed Special Use would allow for development that is consistent with the Goals, Objectives, 
and Policies of the Future Land Use Element of the Unincorporated Hillsborough County Comprehensive 
Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Special Use CONSISTENT with the Unincorporated Hillsborough 
County Comprehensive Plan, subject to the conditions proposed by the Development Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Rural Area 
 
Objective 1.2: The Rural Area is intended to provide areas for long-term agricultural uses, large lot rural 
residential uses and undeveloped natural areas. 
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element, that establish permitted land uses and maximum densities and 
intensities.  
 
Policy 2.2.1: The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land. The integration of these factors sets the general 
atmosphere and character of each land use category. Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation. Not all of those potential uses are routinely acceptable anywhere within that 
land use category. 
 
Compatibility 
 
Objective 3.1: New developments should recognize the existing community and be designed in a way that 
is compatible (as defined in FLUE Policy 3.1.3) with the established character of the surrounding 
neighborhood. 
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Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided 
for as new development is proposed and approved through the use of professional site planning, buffering 
and screening techniques and control of specific land uses. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding 
development. Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Development 
 
Objective 4.1: Efficiently utilize land to optimize economic benefits while ensuring a choice of living 
environments and protecting natural resources. 
 
Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies 
 
Neighborhood/Community Development 
 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and communities. 
Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
Neighborhood and Community Serving Uses 
 
Objective 4.6: 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 with the surrounding residential 
development pattern. 
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Policy 4.6.1: Residential support uses (child care centers, adult care centers, churches, etc.) is an allowable 
land use in any of the residential, commercial and industrial land use plan categories. The facility shall be 
of a design, intensity and scale to serve the surrounding neighborhood or the non-residential development 
in which it occurs, and to be compatible with the surrounding land uses and zoning. 
 
LIVABLE COMMUNITIES ELEMENT: LUTZ 
 
Fences and Barriers: 

- Solid, masonry-type walls or fencing materials which act as barriers should not be used in the 
community, unless they are needed to separate incompatible land uses. Commercial and 
residential property owners are encouraged to use rural fencing materials i.e., split rail, 3 or 4-
board, picket, green or black chain link, or vegetation since they maintain a sense of openness 
throughout the community. 

 
Commercial Character: 

- The Lutz community desires to retain existing and encourage new commercial uses geared to 
serving the daily needs of area residents in a scale and design that complements the character of 
the community. 

- The Lutz community seeks to ensure that commercial development and special uses in the 
community are properly placed to enhance the utility and historic character of the downtown. 

 
Schools: 

- The educational needs of the children in the Lutz community are a high priority for the residents 
of the community. 

- 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) 
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Cover Letter – SU-SCH 26-0430
Proposed Apex Academy - SEC of Holly Ln & N Dale Mabry Hwy
Page 1 of 2

May 21, 2026

Zoning Intake
Attn.: Carolanne Peddle, Sr. Planner
Hillsborough County Development Services
601 E Kennedy Blvd,
Tampa, FL 33602

RE:       SU-SCH 26-0430 (LUHO Hearing June 15, 2026)
Proposed Apex Academy – SEC of Holly Ln & N Dale Mabry Hwy

Ms. Peddle,

Please accept the following additional/revised information as requested for above reference Special Use 
Application.

Addi onal / Revised Informa on Sheet
Revised Proposed Site Plan

o Proposed improvements from the intersecƟon of N Dale Mabry to school 
entrance along Holly Lane updated as per request for Design ExcepƟon prepared 
by Traffic & Mobility Consultants submiƩed to Zoning Intake on May 20, 2026.

o All setbacks measured from the north are taken from the proposed minimum 24’ 
right-of-way dedicaƟon for the Holly Lane improvements; rather than exisƟng 
property line.

o Raised concrete curb with bollards removed from access on Holly Lane, replaced 
with Type ‘F’ curb as proposed on request for Design ExcepƟon.

o Access from Holly Lane revised to single lane – one for right-in only and one for 
leŌ-out only.

o Dimensional informaƟon for N Dale Mabry added in a table format on sheet A2.1 
in addiƟon to enlarged plan already on sheet A2.3.

o AddiƟonal stacking within internal throat depth immediately northeast of 
connecƟon to N Dale Mabry removed as per TransportaƟon comments; on-site 
stacking inclusive of the addiƟonal inbound and outbound updated on sheet 
A2.2.

26-0430
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Cover Letter – SU-SCH 26-0430
Proposed Apex Academy - SEC of Holly Ln & N Dale Mabry Hwy
Page 2 of 2

o All setbacks measured from along N Dale Mabry frontage are taken from the 6.5’ 
addiƟonal corridor preservaƟon; rather than from exisƟng property line.

o All fences and gates are now located behind the 40’ required N Dale Mabry 
parkway buffer.

o A 6’ wide paved pedestrian/bike path added to parkway buffer; with connecƟon 
to exisƟng sidewalk within FDOT right-of-way to the north and to the south.

o ExisƟng sidewalk along FDOT right-of-way along property frontage removed as 
may conflict with proposed improvements to N Dale Mabry Highway.

o Proposed vehicular gates indicate with swing gate symbols to facilitate ease of 
locaƟng on the plan. 

Respectfully submitted,

Brian R. Smith

E: brian.smith@element-cc.com

Respectfully submitttttttttted,

Brian R. Smith

26-0430
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Narra ve / Request 
for 

APEX ACADEMY 
 

NarraƟve – Apex Academy Page 1 of 3 May 21, 2026 

On behalf of the applicant, Naidip FoundaƟon, Inc, this applicaƟon is requesƟng approval to 
develop a K-8 school by General Special Use applicaƟon as allowed in the Land Development 
Code for parcel zoned Agricultural Single Family ConvenƟonal (ASC-1). 

Applicant proposed to develop the +/-24.52 acres (bearing Folio # 012523.0005) located at the 
southeast corner of N Dale Mabry Highway and Holly Lane in Lutz for a 1,000 students K-8 
school with a separate free-standing gymnasium, a garden center, and associated mulƟ-use 
sports field as depicted on the included conceptual site plan.  With the excepƟon of driveway 
and parking lot lighƟng, no lighƟng is planned for any of the outdoor play areas or at the mulƟ-
use sports field. 

Since this site is just outside of the Urban Service Area, applicant propose to: 

1. Work with the County to extend municipal water and wastewater to the project at the 
developer’s expense, or 

2. Design, permit, and install an on-site wastewater treatment plant and a potable water 
treatment plant using well water; along with on-site water storage tank for fire 
protecƟon use. 

Applicant will comply with all Development Standards as set forth in the Hillsborough County 
Land Development Code, including but not limited to: 

 Requirement of SPI-North Dale Mabry Overlay District 
 Lutz Rural Area Development Standards 

o No variance required as Design Requirements per Sec. 3.09.06 A excluded 
schools. 

 All buffering/screening requirements 
 Exterior lighƟng requirements 
 All vehicle circulaƟon, queueing, and parking requirements 
 All proposed fences and gates are located behind the scenic and parkway buffers along N 

Dale Mabry Highway. 

Vehicular and pedestrian access is proposed from Holly Lane with a right-in only and a leŌ-out 
only on the north side of the property along with a “right-in only” connecƟon to N Dale Mabry 
Highway on the west side of the property. Applicant will make off-site improvements to N Dale 
Mabry Highway and Holly Lane as warranted and on the basis of the required Access 
Management Analysis by a Traffic Engineer.  Furthermore, signalizaƟon will be considered at the 
intersecƟon of N Dale Mabry Highway and Holly Lane if warranted. 

 Proposed Improvement to N Dale Mabry Highway: 

26-0430
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for 

APEX ACADEMY 
 

NarraƟve – Apex Academy Page 2 of 3 May 21, 2026 

o Subject to the require Signal Warrant Analysis and IntersecƟon Control 
EvaluaƟon as part of our iniƟal FDOT Access Permiƫng – applicant proposing 
signalizaƟon at the intersecƟon of N Dale Mabry Highway and Holly Lane. 

o Subject to FDOT review and approval – a proposed northbound 
deceleraƟon/turn lane for the right-in only from N Dale Mabry Highway with a 
conƟnuous right-turn onto Holly Lane leading up to the school entrance on Holly 
Lane. 

o Said right-in only access to the school shall be considered temporary access unƟl 
such Ɵme that the planned frontage road is constructed. 

o IntersecƟon geometry at the intersecƟon of N Dale Mabry Highway and Holly 
Lane subject to FDOT approval. 

 Corridor PreservaƟon Along N Dale Mabry Highway for Planned Future Improvement 
with Frontage Road: 

o Applicant acknowledged exisƟng right-of-way is 217’ per FDOT Right-of-Way Map 
(original 200’ plus the 17’ of prior FDOT taking from proposed school site) and 
has provided a 6.5’ of preservaƟon to allow for the 115’ from center of the 
exisƟng right-of-way.  This will be in addiƟon to the 40’ required parkway buffer 
along N Dale Mabry. 

o All setbacks along N Dale Mabry Highway frontage are measured from said 
preservaƟon line rather than exisƟng property line. 

 Proposed Improvements to Holly Lane from the IntersecƟon to the School Entrance on 
Holly Lane: 

o Without control of the northern right-of-way, proposed road secƟon shown on 
plan will need a Design ExcepƟon.  Per request for Design ExcepƟon submiƩed 
on May 20, 2026, applicant proposing minimum 24’ right-of-way dedicaƟon. 

o Proposed secƟon would be from the intersecƟon to the school entrance which 
would then transiƟon back to the exisƟng two lanes. 

o Total of four lanes proposed per request for Design ExcepƟon submiƩed on May 
20,2026, consisƟng of the following: 

 A westbound right turn onto N Dale Mabry Highway. 
 A shared westbound through lane and a leŌ turn onto N Dale Mabry 

Highway. 
 An eastbound through lane 
 A dedicated eastbound right-turn only into the school entrance. 

o It is assumed the exisƟng sidewalk on the north side of Holly Lane will remain as-
is, connecƟng to the sidewalk on N Dale Mabry Highway. 

o Applicant propose a 10’ wide sidewalk that would connect the exisƟng sidewalk 
on N Dale Mabry Highway to the school entrance on Holly Lane. 
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o Access from Holly Lane revised to single lane – one for the right-in only and one 
for leŌ-out only. 

o AŌer the school entrance, proposed sidewalk will transiƟon to a 5’ wide sidewalk 
for the remainder of Holly Lane (along north property line unƟl the terminaƟon 
point on east side of the property). 

o Applicant will dedicate addiƟonal right-of-way once proposed road secƟon, as 
submiƩed under the request for Design ExcepƟon, is approved by the County. 

o All setbacks from the north are measured from the proposed minimum 24’ right-
of-way dedicaƟon rather than from exisƟng property line. 

There will be no impact to the exisƟng wetland or Brooker Lake located south of the property. 
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