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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: NexMetro Bay Farms, LP

FLU Category: OC-20/SMU-6 

Service Area: Urban

Site Acreage: 71.1

Community 
Plan Area: Apollo Beach

Overlay: None

Introduction Summary:
PD 06-1035 was approved in 2007 to allow for 71.1 acres located along the east side of N US Highway 41 (N US 41) 
to the south of Leisey Road to be developed with up to 300,000 square feet (SF) of Commercial Intensive (CI) uses, 
and 335,000 SF of office (BPO), flexspace uses, personal services, minor industrial, RCP, warehousing, and open 
storage. 

Existing Approval(s): Proposed Modification(s):
US 41 access configuration requires the construction of a 
southbound to northbound exclusive U-turn lane 
between the southbound left turn and northbound 
through lanes on US 41 at its intersection with Leisey 
Road

Offsite improvement modification allow for the 
southbound to northbound U-turn lane located between 
the southbound left-turn and northbound through lanes 
on US 41 at its intersection with Leisey Road to be 
nonexclusive instead of exclusive.

The development plan shows five outparcels. The general development plan is being changed to show 
six outparcels.

Single storm water pond configuration (pond located 
near SW boundary of Pocket A)

The storm water pond located near the southwest 
boundary of development Pocket A is being changed to 
two ponds to allow for an additional internal access 
point.

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

Waiver(s) to the Land Development Code: None Requested as part of this application

Planning Commission Recommendation:
N/A

Development Services Recommendation:
Approvable, subject to proposed conditions
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:
The subject property is located at the southeast corner of the N US 41 intersection and Leisey Road (Brandermill 
Road). The uses in the immediate vicinity include single-family residential, auto repair, shopping center, railroad 
right-of-way, acreage, and vacant lands.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

41 

Adjacent Zonings and Uses

Location Zoning
Maximum Density/FAR 

Permitted by Zoning District Allowable Use Existing Use

North PD 06-0120 3.97 du/1 ga
FAR: 0.25

BPO, CG, single-family,
multi-family residential- Vacant

South PD 00-1167 SF: 9 du/ga – MF: 20 du/ga
FAR: 0.25

Single-family, multi-family, 
CG Single-family, conventional

South PD 05-1951 4.24 du/ga
FAR: 0.30

BPO, GC, multi-family 
residential Vacant

East PD 14-0815 6 du/ga
FAR: 0.25

Town center, mixed use 
commercial and residential Vacant

West PD 13-0591 20 du/ga
FAR: 0.25

Town center, mixed use 
commercial, single-family, 

multi-family residential

Shopping center, 
automotive repair, 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 - 
Rural 

4 Lanes 
Substandard Road
Sufficient ROW Width 

 Corridor Preservation Plan   
Site Access Improvements 
 Substandard Road Improvements  

 Other   

Leisey Road. 
County 
Collector - 
Urban 

2 Lanes
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road 
Improvements  
 Other   

Project Trip Generation  Not applicable for this request
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 21,540 1,258 1,777 
Proposed 21,540 1,258 1,777 
Difference (+/-) +0 +0 +0 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X Vehicular & 
Pedestrian 

None Meets LDC 

South  None None Meets LDC 

East  Vehicular & 
Pedestrian 

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 

 

Environmental Servicers  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 staff 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

Comprehensive Plan 
Comments 
Received Findings 

Conditions 
Requested 

Additional 
Information/Comments

Planning Commission 
 Meets Locational Criteria       N/A 
 Locational Criteria Waiver Requested 
 Minimum Density Met           N/A 

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   

5.1 Compatibility  

The proposed modification to the offsite improvements is intended to reduce traffic delays and to prevent a traffic 
weave. The reconfiguration of the internal stormwater and circulation pattern would increase internal connectivity and 
will not have a significant impact on the surrounding area. The increase in the number of outparcels shown on the 
development plan will not change the building envelop, increase the amount of entitlements of the site or have a 
significant impact on the surrounding area.  Staff finds the impacts of the proposed modifications compatible with the 
surrounding development pattern. 

5.2 Recommendation      

Based on the above considerations, staff recommends approval of the request subject to conditions 
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6.0 PROPOSED CONDITIONS  

Approval - Approval of the request, subject to the conditions listed, is based on the revised general site plan 
submitted December 28, 2022 December 8, 2023. 

1.  The project shall be permitted the following development options: 

1.1  Pocket A – 230,000 square feet of the uses allowed in the Commercial Intensive (CI) zoning 
district (Includes Large Scale Retail Development, Single Tenant Big Box, Includes Garden 
Center) No Open Storage, except as provided in the Land Development Code (LDC) Section 
6.11.106 for Large Scale Retail Development, Single Tenant Big Box. 

1.2  Pocket B – 303 Multi-family units.  Multifamily development shall be restricted to detached 
structures containing two or less dwelling units per structure. 

2.  The project shall be subject to the Apollo Beach Community Plan and Pocket A shall follow the Land 
Development Code (LDC) Development Standards of the Commercial Intensive (CI) zoning district and, 
where applicable, LDC Section 6.11.106 – Large Scale Retail Development (Single Tenant Big Box), 
unless otherwise stated herein: 

3.  All large scale retail development within Pocket A shall be developed pursuant to LDC Section 6.11.106 
Large Scale Retail Development. All other Pocket A development shall comply with the following 
standards, unless otherwise referenced herein. 

3.1 Ground floor walls or sections of walls that front onto U.S. 41 or Leisey Road without windows 
or entryways shall not exceed twenty (20) feet in length. 

3.2 All building elevations fronting along U.S. 41 and Leisey Road shall have an entrance and be 
designed as a front elevation, regardless of any other access which may be provided. Buildings 
on corner lots with frontages on two sidewalks may have an individual entrance on each sidewalk, 
or one entrance oriented diagonally to the corner with direct access to both sidewalks. 

3.3 Buildings may be recessed to accommodate courtyards. 
3.4 Buildings shall be articulated so that facades that face public streets and exceed fifty (50) feet in 

horizontal length shall include vertical piers, columns, colonnades or other vertical visual 
elements to break the plane of the façade. Such vertical visual elements shall be spaced six (6) 
feet to thirty-five (35) feet apart along the façade. 

3.5 Galleries, cafes, and arcades may include outdoor seating. 

3.6 Within the building envelope along US 41 directly west of the building labeled “large scale 
retail”, the developer shall set aside an area or areas, totaling no less than 30% of this frontage, 
for the construction of a building, or buildings, to screen the large scale retail building from US 
41. Parking areas may be provided between these building areas and the large scale retail 
building, subject to LDC Section 6.11.106 design standards. 

3.7 Vehicular and pedestrian interconnectivity shall be provided between all portions of the project. 

4. Parking shall be provided in accordance with the Land Development Code unless otherwise specified 
herein: 

4.1 On street parking shall be permitted on internal streets subject to the requirements of the Land 
Development Code. 



APPLICATION NUMBER: PRS 24-0133 
ZHM HEARING DATE: NA 
BOCC LUM MEETING DATE: January 9, 2024 Case Reviewer: Sam Ball 

  

Page 10 of 16 

4.2 Large scale retail development parking shall be provided at 4 parking spaces per 1,000 square 
feet of big box gross floor area. 

4.3  Consistent with the PD variation approved concurrently with MM 22-1228, Large Scale Retail 
Development use parking shall be provided at a minimum rate of 4 spaces per 1,000 s.f. of single 
tenant big box use.  Notwithstanding anything within the Land Development Code or herein these 
conditions to the contrary, no additional decrease in the minimum vehicle parking rate for this 
use shall be permitted. 

4.4  The developer shall construct bicycle parking for any Large-Scale Retail Development use in an 
amount equal to five (5) percent of the total number of vehicle parking spaces for the single-
tenant big box use using the methodology described below. For the sole purpose of calculating 
the required number of bicycle parking spaces, the number of vehicle parking spaces shall be 
calculated using a parking rate of 5.0 per 1,000 s.f. of the single-tenant big box use. All such 
required bicycle parking shall comply with the locational and design requirements found within 
Sec. 6.05.02.P. of the LDC. 

5. As shown on the PD site plan, developer shall be served by and restricted to one (1) right-in/right-out/left-
in driveway connection to US 41, one (1) right-in only driveway connection to Leisey Rd. and one (1) 
full access connection to Leisey Rd.  Notwithstanding anything shown on the PD site plan to the contrary, 
bicycle and pedestrian access may be permitted anywhere along the PD boundaries. 

6. The Subject to modifications required by FDOT, the developer shall complete the following site access 
improvements prior to or concurrent with the initial increment of development: 

 6.1 Construct a second westbound to southbound left turn lane on Leisey Rd. onto US 41; 

6.2  Construct a raised concrete separator between the westbound dual left turn lanes on Leisey Rd. 
and the eastbound travel/turn lanes on Leisey Road.; 

6.3  Construct an eastbound to southbound right turn lane on Leisey Rd. at the project’s proposed 
right-in only driveway; 

6.4  Construct an eastbound to southbound right turn lane on Leisey Rd. at the project’s proposed full 
access connection; 

6.5  Construct a northbound to eastbound right turn lane on US 41 at the project access; 

6.6  Construct a southbound to eastbound left turn lane on US 41 at the project access; 

6.7  Lengthen the existing northbound to westbound left turn lane on US 41 onto Leisey Road.; 

6.8  Lengthen the existing southbound to eastbound left turn lane on US 41 onto Leisey Road.; 

6.9  Construct a northbound to southbound exclusive U-turn lane between the northbound left turn 
and southbound through lanes on US 41 at its intersection with Leisey Road.; 

6.10  Construct a southbound to northbound exclusive U-turn lane between the existing southbound 
left turn and northbound through lanes on US 41 at its intersection with Leisey Road.; 

6.11  Construct raised concrete separators between the U-turn/turn lanes and the opposing travel lanes; 
and, 

6.12  Modify the traffic signal at US 41 and Leisey Rd. in order to accommodate the above 
improvements. 
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7. Prior to or concurrent with the initial increment of development, the property owner shall dedicate and 
convey to Hillsborough County up to 29 feet of right-of-way along the project’s northern boundary, or 
as otherwise sufficient to accommodate the required site access improvements described within zoning 
condition 8 and the future 4-laning of Leisey Rd. (to be completed by others) in accordance with the 
Hillsborough County Corridor Preservation Plan. 

8. The Developer shall construct sidewalks in accordance with LDC Sections 6.02.08 and 6.03.02 and the 
Transportation Technical Manual (TTM).  Sidewalks shall be a minimum width of five (5) feet. The 
developer shall construct wider sidewalks along the project’s US 41 frontage if required by FDOT in 
accordance with their standards. Pedestrian interconnectivity shall be provided between uses and 
adjacent parcels. 

9. Prior to or concurrent with the initial increment of development, the developer shall construct a bus bay, 
transit accessory pad, and transit shelter with seating, trash receptacles and bicycle rack(s) on US 41 in 
the vicinity of the proposed project as required by the LDC. The developer shall coordinate with HART 
and FDOT regarding design and placement of the transit facility. The developer shall construct any turn 
lane or roadway modifications needed to facilitate construction of the shelter in the location agreed upon 
by HART and FDOT, if any. This condition may require the developer to dedicate and convey additional 
right-of-way to FDOT to accommodate the transit facility, if insufficient right-of-way exists to 
accommodate the project, required site access improvements and the future 6-laning of US 41 in the 
agreed upon location. 

10. The project may be permitted a maximum of 230,000 square feet of commercial/office/industrial uses 
and 303 multi-family units, subject to formal delineation of on-site conservation areas, preservation areas 
and water bodies and final calculation of maximum density/intensity (FAR) permitted by the 
Comprehensive Plan in accordance with the Environmentally Sensitive Lands Credits requirement of the 
Comprehensive Plan. If the maximum number of units and/or maximum square footage for the project 
as permitted herein exceeds the maximum density/intensity (FAR) permitted by the Comprehensive Plan, 
per the Environmentally Sensitive Lands Credits requirement, the number of dwelling units and/or square 
footage allowed in the project shall decrease as necessary to conform to the Comprehensive Plan. 

11. 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. 

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

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

14. 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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15. Water distribution system improvements will need to be completed prior to connection to the Count’s 
water system for a multi-family development approved through MM 22-1228. No building permits for 
the multi-family dwellings shall be issued until the completion by the County of funded Capital 
Improvement Projects C32001 – South County Potable Water Repump Station Expansion and C32011 
– Potable Water In-Line Booster Pump Station, and the projects are put into operation. 

 

Zoning Administrator Sign Off:  

J. Brian Grady
Thu Dec 21 2023 16:28:42  

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 
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8.0 SITE PLANS (FULL) 

8.1 Approved Site Plan (Full) 
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8.0  SITE PLANS (FULL) 

8.2 Proposed Site Plan (Full) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department DATE: 12/21/2023  
 

REVIEWER: Alex Steady, AICP AGENCY/DEPT: Transportation

PLANNING AREA/SECTOR:  Apollo Beach/ South PETITION NO:  PRS 24-0133 

This agency has no objection.

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

 This agency objects for the reasons outlined below.

REVISED CONDITIONS 

6. The Subject to modifications required by FDOT, the developer shall complete the following site access 
improvements prior to or concurrent with the initial increment of development:   

6.1 Construct a second westbound to southbound left tum lane on Leisey Rd. onto US 41;   

6.2  Construct a raised concrete separator between the westbound dual left turn lanes on Leisey 
Rd. and the eastbound travel/turn lanes on Leisey Road.;   

6.3 Construct an eastbound to southbound right turn lane on Leisey Rd. at the project's proposed 
right- in only driveway;   

6.4 Construct an eastbound to southbound right turn lane on Leisey Rd. at the project's proposed 
full access connection;   

6.5 Construct a northbound to eastbound right turn lane on US 41 at the project access;   

6.6 Construct a southbound to eastbound left tum lane on US 41 at the project access;   

6.7 Lengthen the existing northbound to westbound left turn lane on US 41 onto Leisey Road.;   

6.8 Lengthen the existing southbound to eastbound left turn lane on US 41 onto Leisey Road.; 

6.9  Construct a northbound to southbound exclusive U-turn lane between the northbound left 
turn and southbound through lanes on US 41 at its intersection with Leisey Road.;   

6.10  Construct a southbound to northbound exclusive U-turn lane between the southbound left 
turn and northbound through lanes on US 41 at its intersection with Leisey Road.;   

6.11 Construct raised concrete separators between the U-turn/turn lanes and the opposing travel 
lanes; and, 

6.12  Modify the traffic signal at US 41 and Leisey Rd. 111 order to accommodate the above 
improvements. 

[Staff recommends modification of this above condition to reflect the applicant’s requested change 
required by FDOT to provide flexibility for the required access improvements.] 
 
 
 

This agency has no comments.



PROJECT SUMMARY AND ANALYSIS
The applicant is requesting a minor modification, also known as a Personal Appearance (PRS) to Planned 
Development (PD) #06-1035, most recently modified by MM 22-1228.  The proposed minor 
modification requests that condition #6 be amended to give flexibility to access improvements required 
by FDOT, specifically the south bound left turn lane on US Hwy 41. The request also updates the out 
parcel typical distribution along US 41 and includes an additional internal access on site to improve 
circulation and connectivity.  No change to external access or entitlements are requested.  Based on 
submitted documentation from FDOT demonstrating a need for the proposed modification, 
Transportation staff does not object to the subject rezoning. 

FDOT COMMENTS
Transportation staff required the applicant to submit documentation concerning FDOT requirements that 
resulted in the subject minor modification. The applicant provided the required documentation on the 
record.  The proposed revisions are in response to required access changes compared to those previously 
approved in MM 22-1228.  In order to address those requirements, the previously approved conditions 
must be modified to provide flexibility for the FDOT required improvements.  Transportation staff has 
reviewed the FDOT comments, and the proposed changes proposed by the applicant and as a result, 
Transportation staff does not object to the proposed minor modification. 

TRIP GENERATION 
Staff has prepared a comparison of the potential number of trips generated under the existing and 
proposed zoning designations, utilizing a generalized worst-case scenario.  Data presented below is based 
on the 11th Edition of the Institute of Transportation Engineer’s Trip Generation Manual. 

Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume

Total Peak Hour Trips
AM PM

PD, Pocket A, 230,000 s.f. Shopping Center 19,522 1,141 1,626
PD, Pocket B, 303 Multi-Family Dwelling 

Units (ITE LUC 220) 2,018 117 151 

Subtotal: 21,540 1,258 1,777

Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume

Total Peak Hour Trips
AM PM

PD, Pocket A, 230,000 s.f. Shopping 
Center 19,522 1,141 1,626 

PD, Pocket B, 303 Multi-Family Dwelling 
Units (ITE LUC 220) 2,018 117 151 

Subtotal: 21,540 1,258 1,777

Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Net Peak Hour Trips 
AM PM

Difference +0 +0 +0

SITE ACCESS  
The subject minor modification will not impact the previously approved access improvements.  The 
developer will be required by FDOT and the County to make certain improvements prior to or concurrent 
with the initial increment of development.  

 
 



ROADWAY LEVEL OF SERVICE
Level of Service (LOS) information is reported below. 

FDOT Generalized Level of Service

Roadway From To LOS Standard Peak Hr 
Directional LOS 

US 41 19TH AVE NE APOLLO BEACH D C

LEISEY RD. GOLF AND SEA 
BLVD. US 41 D B 

Source: 2020 Hillsborough County Level of Service (LOS) 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 - Rural

4 Lanes 
Substandard Road 
Sufficient ROW Width 

Corridor Preservation Plan  
Site Access Improvements 
Substandard Road Improvements 
Other   

Leisey Road. County Collector 
- Urban 

2 Lanes
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan  
 Site Access Improvements  
 Substandard Road Improvements  
Other  

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 21,540 1,258 1,777
Proposed 21,540 1,258 1,777
Difference (+/-) +0 +0 +0
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

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

4.0 Additional Site Information & Agency Comments Summary 

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments

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

Yes  N/A 
No 

Yes
No See Staff Report. 



 
 
 

CURRENTLY 
APPROVED 

















AGENCY 
COMMENTS



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 12/21/2023  
 

REVIEWER: Alex Steady, AICP AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR:  Apollo Beach/ South PETITION NO:  PRS 24-0133 

 

 

 

  This agency has no objection. 
 

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

  This agency objects for the reasons outlined below. 
 

REVISED CONDITIONS 
 
6. The Subject to modifications required by FDOT, the developer shall complete the following site access 
improvements prior to or concurrent with the initial increment of development:   

6.1 Construct a second westbound to southbound left tum lane on Leisey Rd. onto US 41;   

6.2  Construct a raised concrete separator between the westbound dual left turn lanes on Leisey 
Rd. and the eastbound travel/turn lanes on Leisey Road.;   

6.3 Construct an eastbound to southbound right turn lane on Leisey Rd. at the project's proposed 
right- in only driveway;   

6.4 Construct an eastbound to southbound right turn lane on Leisey Rd. at the project's proposed 
full access connection;   

6.5 Construct a northbound to eastbound right turn lane on US 41 at the project access;   

6.6 Construct a southbound to eastbound left tum lane on US 41 at the project access;   

6.7 Lengthen the existing northbound to westbound left turn lane on US 41 onto Leisey Road.;   

6.8 Lengthen the existing southbound to eastbound left turn lane on US 41 onto Leisey Road.; 

6.9  Construct a northbound to southbound exclusive U-turn lane between the northbound left 
turn and southbound through lanes on US 41 at its intersection with Leisey Road.;   

6.10  Construct a southbound to northbound exclusive U-turn lane between the southbound left 
turn and northbound through lanes on US 41 at its intersection with Leisey Road.;   

6.11 Construct raised concrete separators between the U-turn/turn lanes and the opposing travel 
lanes; and, 

6.12  Modify the traffic signal at US 41 and Leisey Rd. 111 order to accommodate the above 
improvements. 

[Staff recommends modification of this above condition to reflect the applicant’s requested change 
required by FDOT to provide flexibility for the required access improvements.] 
 
 
 

  This agency has no comments. 



PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a minor modification, also known as a Personal Appearance (PRS) to Planned 
Development (PD) #06-1035, most recently modified by MM 22-1228.  The proposed minor 
modification requests that condition #6 be amended to give flexibility to access improvements required 
by FDOT, specifically the south bound left turn lane on US Hwy 41.  The request also updates the out 
parcel typical distribution along US 41 and includes an additional internal access on site to improve 
circulation and connectivity.  No change to external access or entitlements are requested.  Based on 
submitted documentation from FDOT demonstrating a need for the proposed modification, 
Transportation staff does not object to the subject rezoning. 
 
FDOT COMMENTS 
Transportation staff required the applicant to submit documentation concerning FDOT requirements that 
resulted in the subject minor modification. The applicant provided the required documentation on the 
record.  The proposed revisions are in response to required access changes compared to those previously 
approved in MM 22-1228.  In order to address those requirements, the previously approved conditions 
must be modified to provide flexibility for the FDOT required improvements.  Transportation staff has 
reviewed the FDOT comments, and the proposed changes proposed by the applicant and as a result, 
Transportation staff does not object to the proposed minor modification. 

 
TRIP GENERATION 
Staff has prepared a comparison of the potential number of trips generated under the existing and 
proposed zoning designations, utilizing a generalized worst-case scenario.  Data presented below is based 
on the 11th Edition of the Institute of Transportation Engineer’s Trip Generation Manual. 

Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

PD, Pocket A, 230,000 s.f. Shopping Center 19,522 1,141 1,626 
PD, Pocket B, 303 Multi-Family Dwelling 

Units (ITE LUC 220) 2,018 117 151 

Subtotal: 21,540 1,258 1,777 

Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

PD, Pocket A, 230,000 s.f. Shopping 
Center 19,522 1,141 1,626 

PD, Pocket B, 303 Multi-Family Dwelling 
Units (ITE LUC 220) 2,018 117 151 

Subtotal: 21,540 1,258 1,777 

Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Net Peak Hour Trips 
AM PM 

Difference +0 +0 +0 
 
SITE ACCESS  
The subject minor modification will not impact the previously approved access improvements.  The 
developer will be required by FDOT and the County to make certain improvements prior to or concurrent 
with the initial increment of development.  

 
 



ROADWAY LEVEL OF SERVICE 
Level of Service (LOS) information is reported below. 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

US 41 19TH AVE NE APOLLO BEACH D C 

LEISEY RD. GOLF AND SEA 
BLVD. US 41 D B 

Source: 2020 Hillsborough County Level of Service (LOS) 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 - Rural 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Leisey Road. County Collector 
- Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 21,540 1,258 1,777 
Proposed 21,540 1,258 1,777 
Difference (+/-) +0 +0 +0 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

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

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No See Staff Report. 
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: January 9, 2023 

PETITION NO.: PRS 24-0133 

EPC REVIEWER: Kelly M. Holland 

CONTACT INFORMATION: (813) 627-2600 X  

EMAIL: hollandk@epchc.org  

COMMENT DATE: December 22, 2023 

PROPERTY ADDRESS: 5591 U.S. Highway 41, 
North in Apollo Beach 

FOLIO #s: 054191.0100 and 054191.0110 

STR: 28-31S-19E 

REQUESTED ZONING:  Personal Appearance to modify an existing PD. 
 

FINDINGS 
WETLANDS PRESENT NO 
SITE INSPECTION DATE NA 
WETLAND LINE VALIDITY NA 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Notice exemption issued on May 11, 2023 

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. 
 
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. 
 

 On May 11, 2023, the EPC Executive Director authorized the removal of all of the Other Surface 
Waters present on the site. Therefore, a “no wetlands or other surface waters” determination has 
been made and is valid through the life of the exemption. 

 
Kmh / app 
 
ec: Elise Batsel, Agent – ebatsel@stearnsweaver.com 
 David Smith, Agent – dsmith@stearnsweaver.com 



Connect with Us HillsboroughSchools.org P.O. Box 3408 Tampa, FL 33601-3408 (813) 272-4000
Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507

Adequate Facilities Analysis: Rezoning

School Data
Doby 

Elementary
Eisenhower

Middle
Lennard

High

FISH Capacity
Total school capacity as reported to the Florida Inventory of School Houses (FISH)

958 1489 2494

2023-24 Enrollment
K-12 enrollment on 2023-24 40th day of school. This count is used to evaluate school 
concurrency per Interlocal Agreements with area jurisdictions

577 1225 2420

Current Utilization
Percentage of school capacity utilized based on 40th day enrollment and FISH capacity

60% 82% 97%

Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: 
CSA Tracking Sheet as of 12/8/2023

341 264 74

Students Generated
Estimated number of new students expected in development based on adopted
generation rates. Source: Duncan Associates, School Impact Fee Study for 
Hillsborough County, Florida, Dec. 2019

35 13 16

Proposed Utilization
School capacity utilization based on 40th day enrollment, existing concurrency 
reservations, and estimated student generation for application

99% 101% 101%

Notes: At this time, adequate capacity exists at Doby Elementary School for the proposed rezoning.  Although Eisenhower 
Middle and Lennard High Schools are projected to be over capacity given existing approved development and the proposed 
rezoning, state law requires the school district to consider whether capacity exists in adjacent concurrency service areas 
(i.e., school attendance boundaries). At this time, additional capacity exists in adjacent concurrency service areas at the 
middle and high school levels.

This is an analysis for adequate facilities only and is NOT a determination of school concurrency. A school 
concurrency review will be issued PRIOR TO preliminary plat or site plan approval.

Andrea A. Stingone, M.Ed.
Department Manager, Planning & Siting
Growth Management Department
Hillsborough County Public Schools

Date: 12/12/2023

Jurisdiction: Hillsborough County

Case Number: 24-0133

HCPS #:  RZ 574

Address: SW Corner of US Hwy 41 and Leisey 
Road

Parcel Folio Number(s): 054191.0100 & 
054191.0110     

Acreage: 66.83 (+/- acres)

Proposed Zoning: Planned Development

Future Land Use: OC 20 and SMU 6

Maximum Residential Units:  303

Residential Type: Multifamily



E: andrea.stingone@hcps.net 
P: 813.272.4429 C: 813.345.6684 



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: 11/8/2023

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 11/17/2023

APPLICANT: NexMetro Bay Farms, LP PID: 24-0133

LOCATION: 5591 N. 41 Highway Apollo Beach, FL 33572

FOLIO NO.: 54191.0100, 54191.0110

AGENCY REVIEW COMMENTS:

Based on the most current data, the proposed project is not located within a Wellhead Resource 
Protection Area (WRPA), Potable Water Wellfield Protection Area (PWWPA) and/or a Surface 
Water Resource Protection Area (SWRPA), as defined in Part 3.05.00 of the Hillsborough County 
Land Development Code (LDC).    

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



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   PRS 24-0133  REVIEWED BY:   Clay Walker, E.I. DATE:  11/13/2023 

 
 

FOLIO NO.:   54191.0100 & 54191.0110                                                                                     

 

WATER 

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

 A  6  inch water main exists  (adjacent to the site),  (approximately  150  feet 
from the site)  and is located northwest of the subject property within the northwest 
Right-of-Way of North U.S. Highway 41 . This will be the likely point-of-connection, 
however there could be additional and/or different points-of-connection determined at 
the time of the application for service. This is not a reservation of capacity. 

 Water distribution system improvements will need to be completed prior to connection to 
the County’s water system. The improvements include                                    and will 
need to be completed by the          prior to issuance of any building permits that will 
create additional demand on the system. 

WASTEWATER 

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

 A  6  inch wastewater forcemain exists  (adjacent to the site),  (approximately    
680   feet from the site)  and is located northeast of the subject property within the 
southwest Right-of-Way of Seawater Ridge Way . This will be the likely point-of-
connection, however there could be additional and/or different points-of-connection 
determined at the time of the application for service. This is not a reservation of 
capacity. 

 Wastewater collection system improvements will need to be completed prior to 
connection to the County’s wastewater system. The improvements include               
and will need to be completed by the                prior to issuance of any building permits 
that will create additional demand on the system. 

COMMENTS:  The subject rezoning includes parcels that are within the Urban Service Area 
and would require connection to the County's potable water and wastewater systems. 
The subject area is located within the Hillsborough County Wastewater Service Area 
and will be served by the South County Wastewater Treatment Plant. If all of the 
development commitments for the referenced facility are added together, they would 
exceed the existing reserve capacity of the facility.  However, there is a plan in place to 
address the capacity prior to all of the existing commitments connecting and sending 
flow to the referenced facility.  As such, an individual permit will be required based on 
the following language noted on the permits: The referenced facility currently does not 
have, but will have prior to placing the proposed project into operation, adequate 
reserve capacity to accept the flow from this project. 
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