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To Tampa City Council Members,

Attached please find the ARE Trip Generation Estimates for the Magnolia hotel complex
LAND USE case TA/CPA 24-11 prepared and sealed by Tallahassee traffic engineer Drew
Roark. A scheduling conflict prevented Mr. Roark from speaking Thursday. However, we are
submitting his work for your edification. 

And Tampa Traffic Engineer George Deakin will present Roark's findings along with his
assessments.

Should the Rezoning/PD public hearing REZ 25-48 proceed, Mr. Roark has submitted the
attached ARE Magnolia Court Traffic Study Review (TECHNICAL MEMORANDUM) also
sealed. Again, this is for your enlightenment.

Respectfully submitted,

Bobbie O'Brien-Quenneville
bobrienews@gmail.com
702-C W Bay St
Tampa, FL
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Ms. Bobbie O’Brien-Quenneville
702-C W. Bay St.
Tampa, FL 33606


Re: TA/CPA 24-11, Magnolia Court


 850-567-2044


 drew@alexroarkeng.com


 www.alexroarkeng.com


Dear Ms. O’Brien-Quenneville,


Alex Roark Engineering has estimated the potential trip generation for the proposed City of Tampa
Comprehensive Future Land Use Map Amendment (“Amendment”) of the block bounded by Brevard
Avenue, Bay Street, Swann Avenue and Magnolia Avenue in Tampa. The Amendment changes the
future land use on the site from Residential-35, a designation for medium density residential
development, to Community Mixed Use-35, which allows commercial general uses on the site.  As part
of this review, we reviewed the Hillsborough County Planning Commission Staff Report. We have also
developed an estimate of the trip generation under its existing uses, which in total is 28,409 square feet
of office development, and compared the two estimates to provide a potential difference in trips should
the Amendment be approved.


The attached table shows the trip generation estimates for the AM Peak Hour, PM Peak Hour, and
Daily Trip Generation estimates for the existing use, the potential use under the proposed Amendment
and the comparative difference in both magnitude and as a percentage.  All of these estimates were
developed using the Institute of Transportation Engineering (ITE) Trip Generation Manual, 12th Edition.


As the table shows, there is a significant potential difference in the amount of traffic that could be
generated under the proposed Amendment.  For example, the estimate for the existing daily trips at the
current site is 384 vehicles.  Under the proposed Amendment the daily trip estimate could increase by
6,115 vehicles, an increase of 1592%.  Please let us know if you have any questions.


Sincerely,


Drew Roark, PE, CTL
Vice President
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Development ITE LUC
Indep.


Var. # Units Rate or Eq. Enter % Exit % Total Trips Enter Exit Development ITE LUC
Indep.


Var. # Units
Rate or


Eq. Enter % Exit % Total Trips Enter Exit
Office 710 KSF 28.409 Equation 88% 12% 52 46 6 Commercial 820 KSF 178.596 Rate 62% 38% 242 150 92


Total 52 46 6 Total 242 150 92


Development ITE LUC
Indep.


Var. # Units Rate or Eq. Enter % Exit % Total Trips Enter Exit Development ITE LUC
Indep.


Var. # Units
Rate or


Eq. Enter % Exit % Total Trips Enter Exit
Office 710 KSF 28.409 Equation 16% 84% 59 9 50 Commercial 820 KSF 178.596 Equation 49% 51% 774 379 395


Total 59 9 50 Total 774 379 395


Development ITE LUC
Indep.


Var. # Units Rate or Eq. Enter % Exit % Total Trips Enter Exit Development ITE LUC
Indep.


Var. # Units
Rate or


Eq. Enter % Exit % Total Trips Enter Exit
Office 710 KSF 28.409 Equation 50% 50% 384 192 192 Commercial 820 KSF 178.596 Rate 50% 50% 6499 3250 3250


Total 384 192 192 Total 6499 3250 3250


Total Trips Enter Exit Total Trips Enter Exit
190 104 86 365% 226% 1433%


Total Trips Enter Exit Total Trips Enter Exit
715 370 345 1212% 4111% 690%


Total Trips Enter Exit Total Trips Enter Exit
6115 3058 3058 1592% 1593% 1593%


AM Peak Hour


PM Peak Hour


Daily


Magnolia - % Increase
Trip Generation


AM Peak Hour


Magnolia - Difference


PM Peak Hour


Daily


Trip Generation
Magnolia Applicant - Proposed Potential


AM Peak Hour


PM Peak Hour


Daily


Trip Generation
Existing Uses


AM Peak Hour


PM Peak Hour


Daily












PAGE |  1 OF 4


4843 HERITAGE PARK BLVD
TALLAHASSEE, FL 32311 850-567-2044 DREW@ALEXROARKENG.COM


ALEX ROARK
ENGINEERING


T EC H N ICAL M E M O RA N D U M


February 4 , 2026


Ms. Bobbie O’Brien-Quenneville
702-C W. Bay St.
Tampa , FL 33606


Dear Ms. O’Brien-Quenneville,


As we have previously reported to you, Alex Roark Engineering eva luated the potentia l trip generation
associated with the proposed future land use amendment for the Magnolia Court development in Tampa ,
Florida . As we demonstrated, there is a significant potentia l difference in the amount of traffic that could be
generated under the proposed Future Land Use Amendment.  The estimate for the existing da ily trips a t the
current building office uses is 384 vehicles.  Under the proposed Amendment the potentia l da ily trip estimate
increases by 6 ,115 vehicles, an increase of 1592%.


Alex Roark Engineering has a lso completed a review of the “Transportation Ana lysis Magnolia Court Hotel”
prepared by Lincks & Associates dated February 2025 for REZ-25-0000048 , the traffic ana lysis for the
proposed Magnolia Court project in Hyde Park. Following is a summary of the review.


Project Trip Assignment is flawed.  The report indicates the FSUTMS model was used for project trip
distribution. The results of the model are provided in the appendix which shows the percentage of the
project traffic on each of the roadway segment links.  As an example, the northbound volume on Bayshore
Boulevard PM Peak Hour project trips is shown as zero. However, the model output shows 29% of the
project traffic would be on tha t link. With the PM Peak Hour trip generation of 49 exiting (northbound) trips,
29% of that would be 14 , not zero.
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The Background Traffic Was Not Ca lculated Accurately.  Just using the northbound through movement at S.
Plant Ave at Platt as an example, the 2025 Peak Season traffic volume is 1 ,302 . At a growth rate of 2 .5%
per year to 2028 , the volume would be 1 ,402 . The project traffic from the Tampa Genera l Hospita l study at
this location is 124 and the from the Lafayette study is 21 . Adding those make the background volume
northbound in the PM Peak Hour 1 ,547 . However, the volume shown is only 1 ,499 .


FSUTMS MODEL RESULTS


Project Traffic Percentages


2025 Peak
Season Traffic
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The Intersection Level of Service Ca lculation for the Proposed Solution at the Plant Avenue and Platt Street
Intersection is Flawed. The ca lculated level of service at this intersection post development showed the
intersection would not ma inta in the standard. The proposed solution was to modify the existing exclusive
northbound right turn lane to a shared through/right lane. Making this geometric change would require the


Tampa Genera l
Hospita l Study


Lafayette Place
Traffic Study
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lane utilization factor for the intersection capacity ana lysis to be severely reduced which would result in
worse LOS results. The reason is Plant Avenue less than 350 feet north of Platt Street forces the right most
lane to turn onto the Selmon Expressway, therefore the rightmost through lane at the Platt intersection
would be utilized far less than the other through lanes. Additiona lly, the existing leftmost through lane dead
ends into a left turn lane at Brorein Street causing other merging issues further reducing the capacity of
these through lanes. It is critica l that the lane utilization reflect this to accurately asses the level of service
at this intersection post development.


Because of the above referenced flaws, the traffic ana lysis does not accurately predict the post-development
traffic conditions.


Please let me know if you have any questions.


Sincerely,


Drew Roark, PE, CTL
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T EC H N ICAL M E M O RA N D U M

February 4 , 2026

Ms. Bobbie O’Brien-Quenneville
702-C W. Bay St.
Tampa , FL 33606

Dear Ms. O’Brien-Quenneville,

As we have previously reported to you, Alex Roark Engineering eva luated the potentia l trip generation
associated with the proposed future land use amendment for the Magnolia Court development in Tampa ,
Florida . As we demonstrated, there is a significant potentia l difference in the amount of traffic that could be
generated under the proposed Future Land Use Amendment.  The estimate for the existing da ily trips a t the
current building office uses is 384 vehicles.  Under the proposed Amendment the potentia l da ily trip estimate
increases by 6 ,115 vehicles, an increase of 1592%.

Alex Roark Engineering has a lso completed a review of the “Transportation Ana lysis Magnolia Court Hotel”
prepared by Lincks & Associates dated February 2025 for REZ-25-0000048 , the traffic ana lysis for the
proposed Magnolia Court project in Hyde Park. Following is a summary of the review.

Project Trip Assignment is flawed.  The report indicates the FSUTMS model was used for project trip
distribution. The results of the model are provided in the appendix which shows the percentage of the
project traffic on each of the roadway segment links.  As an example, the northbound volume on Bayshore
Boulevard PM Peak Hour project trips is shown as zero. However, the model output shows 29% of the
project traffic would be on tha t link. With the PM Peak Hour trip generation of 49 exiting (northbound) trips,
29% of that would be 14 , not zero.
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The Background Traffic Was Not Ca lculated Accurately.  Just using the northbound through movement at S.
Plant Ave at Platt as an example, the 2025 Peak Season traffic volume is 1 ,302 . At a growth rate of 2 .5%
per year to 2028 , the volume would be 1 ,402 . The project traffic from the Tampa Genera l Hospita l study at
this location is 124 and the from the Lafayette study is 21 . Adding those make the background volume
northbound in the PM Peak Hour 1 ,547 . However, the volume shown is only 1 ,499 .

FSUTMS MODEL RESULTS

Project Traffic Percentages

2025 Peak
Season Traffic
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The Intersection Level of Service Ca lculation for the Proposed Solution at the Plant Avenue and Platt Street
Intersection is Flawed. The ca lculated level of service at this intersection post development showed the
intersection would not ma inta in the standard. The proposed solution was to modify the existing exclusive
northbound right turn lane to a shared through/right lane. Making this geometric change would require the

Tampa Genera l
Hospita l Study

Lafayette Place
Traffic Study



PAGE |  4 OF 4

4843 HERITAGE PARK BLVD
TALLAHASSEE, FL 32311 850-567-2044 DREW@ALEXROARKENG.COM

ALEX ROARK
ENGINEERING

lane utilization factor for the intersection capacity ana lysis to be severely reduced which would result in
worse LOS results. The reason is Plant Avenue less than 350 feet north of Platt Street forces the right most
lane to turn onto the Selmon Expressway, therefore the rightmost through lane at the Platt intersection
would be utilized far less than the other through lanes. Additiona lly, the existing leftmost through lane dead
ends into a left turn lane at Brorein Street causing other merging issues further reducing the capacity of
these through lanes. It is critica l that the lane utilization reflect this to accurately asses the level of service
at this intersection post development.

Because of the above referenced flaws, the traffic ana lysis does not accurately predict the post-development
traffic conditions.

Please let me know if you have any questions.

Sincerely,

Drew Roark, PE, CTL
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February 4 , 2026

Ms. Bobbie O’Brien-Quenneville
702-C W. Bay St.
Tampa , FL 33606

Dear Ms. O’Brien-Quenneville,

As we have previously reported to you, Alex Roark Engineering eva luated the potentia l trip generation
associated with the proposed future land use amendment for the Magnolia Court development in Tampa ,
Florida . As we demonstrated, there is a significant potentia l difference in the amount of traffic that could be
generated under the proposed Future Land Use Amendment.  The estimate for the existing da ily trips a t the
current building office uses is 384 vehicles.  Under the proposed Amendment the potentia l da ily trip estimate
increases by 6 ,115 vehicles, an increase of 1592%.

Alex Roark Engineering has a lso completed a review of the “Transportation Ana lysis Magnolia Court Hotel”
prepared by Lincks & Associates dated February 2025 for REZ-25-0000048 , the traffic ana lysis for the
proposed Magnolia Court project in Hyde Park. Following is a summary of the review.

Project Trip Assignment is flawed.  The report indicates the FSUTMS model was used for project trip
distribution. The results of the model are provided in the appendix which shows the percentage of the
project traffic on each of the roadway segment links.  As an example, the northbound volume on Bayshore
Boulevard PM Peak Hour project trips is shown as zero. However, the model output shows 29% of the
project traffic would be on tha t link. With the PM Peak Hour trip generation of 49 exiting (northbound) trips,
29% of that would be 14 , not zero.
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The Background Traffic Was Not Ca lculated Accurately.  Just using the northbound through movement at S.
Plant Ave at Platt as an example, the 2025 Peak Season traffic volume is 1 ,302 . At a growth rate of 2 .5%
per year to 2028 , the volume would be 1 ,402 . The project traffic from the Tampa Genera l Hospita l study at
this location is 124 and the from the Lafayette study is 21 . Adding those make the background volume
northbound in the PM Peak Hour 1 ,547 . However, the volume shown is only 1 ,499 .

FSUTMS MODEL RESULTS

Project Traffic Percentages

2025 Peak
Season Traffic
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The Intersection Level of Service Ca lculation for the Proposed Solution at the Plant Avenue and Platt Street
Intersection is Flawed. The ca lculated level of service at this intersection post development showed the
intersection would not ma inta in the standard. The proposed solution was to modify the existing exclusive
northbound right turn lane to a shared through/right lane. Making this geometric change would require the
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lane utilization factor for the intersection capacity ana lysis to be severely reduced which would result in
worse LOS results. The reason is Plant Avenue less than 350 feet north of Platt Street forces the right most
lane to turn onto the Selmon Expressway, therefore the rightmost through lane at the Platt intersection
would be utilized far less than the other through lanes. Additiona lly, the existing leftmost through lane dead
ends into a left turn lane at Brorein Street causing other merging issues further reducing the capacity of
these through lanes. It is critica l that the lane utilization reflect this to accurately asses the level of service
at this intersection post development.

Because of the above referenced flaws, the traffic ana lysis does not accurately predict the post-development
traffic conditions.

Please let me know if you have any questions.

Sincerely,

Drew Roark, PE, CTL
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