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Ray Eubanks, Plan Review and Processing Administrator
Florida Department of Community Affairs

Bureau of State Planning

Plan Processing Section

2555 Shumard Oak Boulevard

Tallahassee, FL.. 32399-2100

Re: CPA2010-01 Florida Gulf Coast Research and Technology Park Amendment to the Lee Plan
Transmittal Submission Package

Development of Regional Impact Related Comprehensive Plan Amendment

Dear Mr. Eubanks:

In accordance with the provisions of F.S. Chapter 163.3187(1)(b) and of 9J-11.006, this submission
package constitutes the transmittal package for an amendment to the Lee Plan known as CPA 2010-
01 - Florida Gulf Coast Research and Technology Park. The proposed amendment is one of the
exemptions to the twice per calendar year limitation on the adoption of comprehensive plan
amendments, due to the fact that it is directly related to a proposed Development of Regional Impact,
the Florida Gulf Coast Technology and Research Park DRI. The Local Planning Agency held a
public hearing for this plan amendment on June 18, 2010. The Board of County Commissioners
transmittal hearing for the plan amendment was held on June 23, 2010. The Board of County
Commissioners voted to transmit the attached Lee Plan amendment package at the June 23, 2010
hearing. Per 9J-11.006(1)(a)(3), Lee County is requesting that the Department review the
proposed amendment and provide an Objections, Recommendations, and Comments (ORC)
Report. The proposed amendment is not applicable to an area of critical state concern. The Board
of County Commissioners has stated its intent to hold an adoption hearing at the same time as the
hearing for Application for Development Approval for the DRI

The subject plan amendment is a privately-initiated request to amend the Tradeport future land use
category to place a limit on the amount of “stand alone” retail commercial uses that may be permitted
within the land use category. Currently “ancillary retail commercial uses” are permitted, but
“ancillary” is not defined as to the types or quantity of retail commercial uses that are permitted.

The name, title, address, telephone number, facsimile number, and email address of the person for
the local government who is most familiar with the proposed amendments is as follows:

Mr. Paul O’Connor, AICP

Lee County Planning Division Director
P.O. Box 398

Fort Myers, Florida 33902-0398

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111
Internet address http://www.lee-county.com
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER
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(239) 533-8309
Fax (239) 485-8319
Email: oconnops@leegov.com

Included with this package, per 9J-11.006, are one paper copy and two CD ROM copies, in PDF
format, of the proposed amendments and supporting data and analysis. By copy of this letter and its
attachments, I certify that these amendments and supporting data and analysis have been sent on this
date to the agencies listed below.

Sincerely,
DEPT. OF COMMUNITY DEVELOPMENT
Division of Planning

Paul O'Connor, AICP, Director
Director

All documents and reports attendant to this transmittal are also being sent, by copy of this cover, to:

Wendy Evans
The Department of Agriculture and Consumer Services

Jim Quinn
Department of Environmental Protection

Susan Harp
Florida Department of State

Mary Ann Poole
Florida Fish and Wildlife Conservation Commission

Lawrence Massey
FDOT District One

Ken Heatherington
Southwest Florida Regional Planning Council

Jim Jackson, A.I.C.P., Senior Supervisor Planner
South Florida Water Management District.
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LEE COUNTY
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STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
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v | Text Amendment Map Amendment

This Document Contains the Following Reviews:

v | Staff Review

N

Local Planning Agency Review and Recommendation

v | Board of County Commissioners Hearing for Transmittal

Staff Response to the DCA Objections, Recommendations,
and Comments (ORC) Report

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: June 14, 2010

PART | - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTATIVES:
The Benderson Development Corporation, LLC/Represented by Neale Montgomery of
Pavese Law Firm and Wayne Arnold of Q. Grady Minor and Assoc, P.A.

2. REQUEST:
Amend the Tradeport future land use category to permit community and regional retail
commercial development on 103 acres at the northeast quadrant of the Ben Hill Griffin
Parkway and Alico Road. Amend Policy 2.12.2 to add public and quasi-public community
facilities and recreational uses within the Tradeport future land use category.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION:
Planning staff recommends that the Board of County Commissioners transmit the proposed
amendment to the Lee Plan, as revised by staff.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

. The subject site is located within the Tradeport and Wetlands future land use categories.
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. The existing language of the Tradeport Future Land Use Category provides economically
viable uses of the site.

. Tradeport permitted uses include light manufacturing or assembly, warehousing, and
distribution facilities, research and development activities, laboratories, ground
transportation and airport-related terminals or transfer facilities, hotels/motels, meeting
facilities, and office uses.

. If approved through the Planned Development process, ancillary retail and corner store
commercial uses are permitted within the Tradeport Future Land Use Category.

. Ancillary retail and corner store commercial uses are not well defined within the Tradeport
future land use category.

. Approximately 4.5 million square feet of retail commercial uses currently exist or have the
required zoning approvals within one mile of the subject site.

. Approximately 1.9 million square feet of commercial office uses currently exist or have the
required zoning approvals within one mile of the subject site.

. Approximately 2,300 hotel/motel rooms currently exist or have the required zoning
approvals within one mile of the subject site.

. The applicant has not demonstrated a County need to modify the Tradeport future land use
category to permit 700,000 square feet of stand alone retail use on the subject site.

. The proposed text change to allow regional and community retail commercial uses on
approximately 103 acres within the Gulf Coast Technology Center could displace the
traditional Tradeport uses and may be viewed as a precedent by other property owners in
the Tradeport area.

. Industrial and research and development uses are typically more difficult than retail
commercial uses to locate in a manner that is consistent with the Lee Plan.

. The current location and intent of the future land use categories that allow industrial,
research and development uses should be protected for future industrial and research and
development activities.

C. PROJECT SUMMARY DISCUSSION:
The Gulf Coast Technology Center Comprehensive Plan Amendment was filed by the Benderson
Development Corporation on January 11, 2010. The amendment proposes to change Policy 1.2.2,
the Tradeport descriptor policy, to allow community and regional retail commercial development
on approximately 103 acres at the northeast corner of Alico Road and Ben Hill Griffin Parkway.
The applicant is also proposing to amend Policy 2.12.2 to allow public and quasi-public
community facilities and recreational uses within the Tradeport Future Land Use Category as part
of a Planned Development zoning approval. The 103 acres that is affected by the proposed
amendment is part of a larger Development of Regional Impact (DRI) that consists of
approximately 727 acres that the applicant is proposing to be used predominantly for light
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industrial and research and development uses. The DRI’s northern boundary is the boundary of
the Southwest Florida International Airport.

Under the provisions of the existing Tradeport descriptor language found in Policy 1.2.2, the
applicant would be permitted to build the desired industrial and research and development
components of the DRI. However, the commercial uses would be limited to those that are ancillary
to the uses currently allowed within the Tradeport Future Land Use Category. The applicant has
proposed that under the existing Lee Plan provisions they could develop 550,000 square feet of
industrial uses, and 100,000 square feet of office uses.

The applicant is proposing, as part of the proposed amendment, to include 700,000 square feet of
retail commercial and a 240 room hotel, on the 103 acres, that would be in addition to the
permitted ancillary and cornerstore uses that are allowed in the Tradeport future land use category.

D. BACKGROUND INFORMATION
1. EXISTING CONDITIONS:

SIZE OF PROPERTY: 103 + Acres.

PROPERTY LOCATION: The approximate103 acres is located at the northeast corner
of Alico Road and Ben Hill Griffin Parkway.

EXISTING USE OF LAND: Vacant, Pasture, and Wetlands.
CURRENT ZONING: AG-2.

CURRENT FUTURE LAND USE CATEGORY : Tradeport(50.59 acres); and Wetlands
(52.41 acres).*

*Staff notes that these acreages are based on the current Future Land Use Map and
may not necessarily reflect jurisdictional wetlands.

2. INFRASTRUCTURE AND SERVICES:
FIRE: San Carlos Fire and Rescue District.
EMS: Lee County EMS service area.
LAW ENFORCEMENT: Lee County Sheriff’s Office.
SOLID WASTE: The subject site is located in Solid Waste Service Area 3.

MASS TRANSIT: Lee Tran provides regular service to the Gulf Coast Town Center and
express service to the intersection of Alico Road and Ben Hill Griffin Parkway.

WATER AND SEWER: The subject site is within the Lee County water and sewer

Future Service Areas as identified on Maps 6 and 7 of the Lee Plan.
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3. COMPREHENSIVE PLAN BACKGROUND DISCUSSION:

The subject property was designated Open Lands and Wetlands by the original Lee County Future
Land Use Map, adopted in 1984. Open Lands was established as a non-urban future land use
category with a density range of 1 dwelling unit per 5 acres to 1 dwelling unit per acre. The Open
Lands land use category was to be sparsely developed and provide viable agricultural areas for Lee
County. Existing and planned infrastructure was far below that which the urban areas could
expect. The Open Lands designation was retired by the County in 1990, when the Density
Reduction/Groundwater Resource (DR/GR) designation was introduced. The category name was
utilized again in 1994 applying only to land north of the Caloosahatchee River.

The property was changed to DR/GR and Wetlands in 1990. The DR/GR was a hew category that
was applied to all uplands that were currently designated Rural or Open Lands that lie north of the
future urban areas of Bonita Springs, east of I-75, southeast of the Southwest Florida International
Airport, and south of State Route 82. The land use designation was also applied to other specific
areas of Lee County. In addition to reducing the countywide density, the DR/GR land use
designation’s intent was to protect and restrict development on areas that provide substantial
recharge to aquifers most suitable for future wellfield development.

Following an Administrative Hearing and a Final Order by the Governor and Cabinet, the subject
site’s future land use category was changed from Density Reduction / Groundwater Recharge and
Wetlands to the Airport Commerce and Wetlands on July 25, 1996 (effective date). The Airport
Commerce Future Land Use Category was subsequently renamed the Tradeport Future Land Use
Category on December 10, 2004 (effective date) following a request of the Lee County Port
Authority.

PART Il - STAFF ANALYSIS

A. STAFF DISCUSSION

The applicant, “Benderson Development Corporation, LLC,” on January 11, 2010, filed a Lee Plan text
amendment to accommodate “community and regional” retail commercial uses that would be limited to
the subject 103 acre site. The applicant proposes, at build-out, 700,000 square feet of non-ancillary retail
commercial uses and 240 hotel rooms. The application materials provide a brief summary of the type of
development that is being proposed:

The applicant is submitting this privately initiated Lee Plan amendment in conjunction
with a Development of Regional Impact (DRI) application. The DRI encompasses
approximately 727+/- acres of property located at the northeast quadrant of the
intersection of Ben Hill Griffin Parkway and Alico Road. The property which is the subject
of the Lee Plan amendment is approximately 103+/- and is depicted on the attached
general location exhibit. The amendment proposes to modify the Tradeport Land Use
category, Policy 1.2.2 by establishing criteria under which community and regional retail
commercial development may occur in conjunction with industrial, office and research and
development if developed as a single project which provides for economic development
opportunities. The regional and community commercial uses would be in addition to the
cornerstore commercial land uses currently permitted in this land use category.
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Although not stated within the request summary provided above, it should be noted that the applicant is
also proposing an amendment to Policy 2.12.2 that would accommodate public and quasi-public
community facilities and recreational uses within the Tradeport Future Land Use Category as part of a
Planned Development zoning approval. This amendment is not limited to the subject site, but would, as
proposed by the applicant, be applicable to all lands within the Tradeport Future Land Use Category.

The amendments proposed by the applicants to Policy 1.2.2 are as follows:

POLICY 1.2.2: The Tradeport areas are commercial and industrial lands adjacent to the airport
needed to accommodate projected growth through the year 2030. These areas will include
developments consisting of light manufacturing or assembly, warehousing, and distribution
facilities; research and development activities; laboratories; ground transportation and airport-
related terminals or transfer facilities; hotels/motels, meeting facilities; and office uses. Ancillary
retail and Corner Store commercial uses, intended to support the surrounding business and
industrial land uses, are allowed if they are part of a Planned Development. Future development
in this category is encouraged to include a mixture of land uses as described in Policy 2.12.2.
Residential uses, other than bona fide caretaker residences, are not permitted in this category
except to the extent provided in Chapter XII1 of the Plan. Caretaker residences are not permitted
in the Airport Noise Zone B. Because this area is located within the Six Mile Cypress Basin and
is also a primary point of entry into Lee County, special environmental and design review
guidelines will be applied to its development to maintain the appearance of this area as a primary
point of entry into Lee County. Property in Section 1 and the east %2 of Section 2, Township 46
South, Range 25 East, and in Section 6, Township 46 South, Range 26 East, must be rezoned to
a planned development zoning category prior to any development other than the construction of
essential public services. During the rezoning process, the best environmental management
practices identified on pages 43 and 44 of the July 28, 1993 Henigar & Ray study entitled,
“Groundwater Resource Protection Study” will be rebuttably presumed to be necessary to protect
potential groundwater resources in the area.

Community and Regional retail commercial uses are permitted in the Tradeport Future Land Use
Category, in addition to the Corner Store commercial, under limited circumstances. Non-ancillary
community and regional retail commercial are permitted in those instances when there is an
adequate transportation network, an adequate market, and where the retail is part of a larger mixed
use development that is capable of meeting the economic diversification needs of the county. The
community and regional commercial is permitted in the Tradeport Future Land Use Category on
approximately 103 acres of property located at the northeast quadrant of the intersection of Ben
Hill Griffin Parkway and Alico Road, in Sections 1 and 2, Township 46 South, Range 25 East.
The community and regional commercial will be permitted in accordance with the following
criteria:

1. The regional and community retail commercial uses must be approved as part of a
Development of Regional Impact.

2. The regional and community retail commercial uses must be approved as part of Mixed
Planned Development or as a Commercial Planned Development/Industrial Planned

Development.
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3. The reqgional and community retail commercial uses may not exceed 15% of the total retail,
office, and Industrial square footage of the Development of Regional Impact.

4, The office, industrial, hotel, or other uses within the Development of Regional Impact must
be able to access the community and regional retail commercial without the need to utilize
the external road network.

5. The community and regional retail commercial uses will not exceed an FAR of 0.16.

The amendments proposed by the applicants to Policy 1.2.2 are as follows:

Policy 2.12.2: Future development within the Tradeport and Industrial Development future land
use categories is strongly encouraged to be designed to include a mixture of research and
development, industrial, and related offices uses, where appropriate. Public and quasi-public,
community facilities and recreational uses shall also be permitted where appropriate and reviewed
as part of a planned development.

COMMON GOAL

Staff has met with the Benderson development team several times while preparing this staff report. Staff
notes that there is a common goal of both the Lee County Department of Community Development and
the Benderson Development Corporation. Both parties want the Tradeport to be a vibrant area, and see
it as essential to diversifying Lee County’s economy. County staff appreciates that the Benderson
Development Corporation is a nationally recognized company with a home base on Florida’s west coast.
Staff also appreciates that the Benderson development corporation is very enthusiastic about their vision
for the subject site and how it will help to achieve the desired goals. Staff will continue meetings and
negotiations with the developer.

SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE DESIGNATIONS

The application materials include a discussion of surrounding zoning and land uses. The surrounding
Future Land Use categories consist of Airport, Tradeport, Density Reduction/Groundwater Resource
(DR/GR), and University Community. Airport designated lands occur to the north of the 727 acre DRI,
and are not directly adjacent to the subject site. The Tradeport designation is directly adjacent to the
subject site on the north and east and is also located west across the Alico Road right-of-way. Density
Reduction/Groundwater Resource and University Community lands are located south of the proposal.

The application materials and staff review reveal a variety of DRIs, Developments of County Impacts, and
planned developments in close proximity to the subject site.

South of the subject property are lands within the Density Reduction/Groundwater Resource Future Land
Use Category. The property directly south of the site is a former aggregate mine site with AG-2 and IL
zoning. The old mine site is the subject of a separate proposed Lee Plan Amendment known as Alico
West. The applicant in this case is proposing to redesignate DR/GR lands to University Community. Also
south of the subject site are lands that are currently in the University Community future land use category
and are a commercial component of the Miromar Lakes DRI with approval for up to 250,000 square feet
of retail uses, 340,000 square feet of office uses, and 450 hotel rooms.

Southwest of the subject site, on the opposite corner of the Alico Road and Ben Hill Griffin Parkway
intersection is a large regional retail shopping center known as Gulf Coast Town Center. This property
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was zoned as a Commercial Planned Development. The Gulf Coast Town Center has approvals for
1,916,000 square feet of retail uses and 250 hotel rooms, and is nearing buildout.

West of the subject site is the Jetway Tradeport Mixed Use Planned Development, which is currently
under construction and has approvals for 120,000 square feet of commercial retail space, 75,000 square
feet of commercial office space and 300 hotel rooms. This development is located in the Tradeport and
Industrial Commercial Interchange future land use categories.

North of the subject site is the Southwest Florida International Airport. The Airport approvals include
225,000 square feet of office uses and 300 hotel rooms. The County is hoping to foster research and
development activities within this “Madden Research Loop” on the Airport property.

East of the subject site is the Premier Airport Park and other vacant Tradeport properties.

INTERNAL CONSISTENCY WITH THE LEE PLAN
Policy 1.2.2 of the Lee Plan, the descriptor policy of the Tradeport future land use category was
previously shown along with the applicant’s proposed changes.

There are also additional provisions that are applicable to the Tradeport future land use category found
inPolicy 2.12.2. The existing text of Policy 2.12.2 was also shown with the applicant’s proposed changes.

The proposed Lee Plan amendment is requesting to make revisions to the policies identified above that
would allow for community and regional retail commercial development in addition to the corner store
and ancillary commercial land uses that are currently permitted within the future land use category. This
change is necessary to accommodate the development that is being proposed in acompanion Development
of Regional Impact (DRI) application because the proposed development is inconsistent with the existing
language of Policies 1.2.2 and 2.12.2. The development that the applicant is seeking to accommodate
includes 700,000 square feet of retail commercial uses, which is clearly within the range of a Regional
Commercial Center as specified by Policy 6.1.2 of the Lee Plan. The Tradeport future land use category
is seen as an important asset as Lee County strives to diversify its economy to be less reliant on service
industries and retail commercial uses. Staff finds that the proposed development is not consistent with
the Policies 1.2.2 and 2.12.2 of the Lee Plan.

Planning staff strongly believes that Lee County should protect the integrity of the Tradeport future land
use category.

The proposed text amendments to Policy 2.12.2 would allow public and quasi-public, community facilities
and recreational uses. Public uses are allowed in the Tradeport category, as it is currently allowed in all
land use categories by Policy 2.1.3 of the Lee Plan. Public recreational uses are also allowed by Policy
2.1.3.

The intent of the Tradeport category as stated in Policy 1.2.2 is to provide for “developments consisting
of light manufacturing or assembly, warehousing, and distribution facilities; research and development
activities; laboratories; ground transportation and airport-related terminals or transfer facilities;
hotels/motels, meeting facilities; and office uses.” Also allowed with in the Tradeport future land use
category is corner-store retail and ancillary commercial uses that are intended to support the surrounding
business and industrial land uses. The intent of the applicant: to allow for community and regional retail
commercial development would allow for an intense level of retail commercial development that is not
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ancillary to the intended Tradeport Uses. This is inconsistent with the intent of the Tradeport future land
use category. During the formation and amendment of the Tradeport future land use category, then known
as the Airport Commerce future land use category, Lee County found that these lands were well suited for
industrial development. The following is an except from the “Response to the ORC, Airport Commerce
Land Use Category”, dated October 21, 1994, (Attached) that favored placing these lands within the
Tradeport future land use category:

“In their studies, both the property owner, Alico, Inc., and the Port Authority looked to the
experience of the older airports for guidance. Activities such as shipping and freight forwarding
are often located on property adjacent to airports. Spin-off operations including warehouse and
delivery services, transfer facilities, office complexes, high-tech electronics and communications
companies and a variety of other business services are often located on property identically
located as the subject property. Other business that are (sic) do not necessarily rely directly on
the airport for their operation, located near an airport because they value the prestige, services
and/or the accessibility of a location near an airport for their customers and workers. Table 1
presents the different type of land uses attracted to airports (Please see attached “Response to
ORC”, page 22 for Table 1). Providing for these uses on suitably located property is consistent
with the requirements of the industrial needs study completed by Tom Roberts for Lee County.

Lee County needs to ensure that whatever development occurs on the subject property is
compatible with the airport and that additional Airport Commerce acreage in the appropriate
location is not precluded in the future. It would not be in anyone's best interest to have this area
develop into incompatible high end residential uses, such as happened with the Lake Nona
development adjacent to the Orlando Airport.”

The above passage specifically discusses that areas that are suitable for industrial development next to
airports should not be developed with “incompatible high end residential uses.” There are two reasons
for this. The first is the inherent conflicts that are created when siting uses next to an airport or industrial
area such as noise and air quality. The second reason which is equally important, is the limited lands that
are appropriate for industrial development. During the creation of the Tradeport (Airport Commerce)
future land use category staff found that “Lee County needs to ensure that whatever development occurs
on the subject property is compatible with the airport and that additional Airport Commerce acreage in
the appropriate location is not precluded in the future.” Allowing the development of a regional retail
commercial destination shopping center would preclude development that is consistent with the Tradeport
future land use category. The limited areas that are adjacent to the Southwest Florida International Airport
need to be protected from inappropriate uses.

Lee Plan Industrial Siting Criteria

The general nature of siting industrial and Tradeport uses depends on the specific requirements of Policies
5.1.5 and 7.1.9. The siting of industrial uses in a manner that is consistent with the Lee Plan is more
difficult than siting retail commercial centers. Policy 5.1.5 reads as follows:

POLICY 5.1.5: Protect existing and future residential areas from any encroachment of uses that
are potentially destructive to the character and integrity of the residential environment. Requests
for conventional rezonings will be denied in the event that the buffers provided in Chapter 10 of
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the Land Development Code are not adequate to address potentially incompatible uses in a
satisfactory manner. If such uses are proposed in the form of a planned development or special
exception and generally applicable development regulations are deemed to be inadequate,
conditions will be attached to minimize or eliminate the potential impacts or, where no adequate
conditions can be devised, the application will be denied altogether. The Land Development Code
will continue to require appropriate buffers for new developments.

Policy 7.1.9 reads states:

POLICY 7.1.9: Industrial development will not be permitted if it allows industrial traffic to travel
through predominantly residential areas.

One of the major premises of the Lee Plan is the protection of the character of residential communities
from incompatible uses. This has necessitated the inclusion of the policies identified above. It is more
difficult to identify appropriate locations for industrial uses than it is for retail commercial and office uses.

Siting of industrial land uses is also difficult because of the specific needs that are required for typical
industrial uses. This has been contemplated by the Lee Plan as evidenced in Policy 7.1.3 which reads as
follows:

POLICY 7.1.3: Industrial land uses must be located in areas appropriate to their special needs and
constraints, including, but not limited to, considerations of: topography; choice and flexibility in
site selection; access by truck, air, deep water, and rail; commuter access from home-to-work trips;
and utilities; greenbelt and other amenities; air and water quality considerations; proximity to
supportive and related land uses; and compatibility with neighboring uses.

In the economic analysis submitted by the applicant the author makes the statement:

The changing employment picture in Lee County, and in the Construction sector in particular,
does more than challenge calls for additional industrial land accumulation. It renders them moot.

The currently designated industrial and Tradeport lands are in fact the only such lands the County will ever
have. As stated previously, these land uses are extremely difficult to place in an already developed
landscape. Also, as articulated in Policy 7.1.3 access to the airport and the interstate highway system, and
the services that they provide, is important to industrial uses. Staff’s position in this case is not to call for
additional industrial lands, but to protect the limited industrial lands that we have in proximity to the
airport and Interstate 75. It should be noted that this amendment is seeking to effectively remove land
from an already designated tradeport area.

Resisting the Transformation of Industrial Lands

The following is an excerpt from the Tom Roberts Industrial Land Use Needs study prepared for Lee
County in conjunction with the Comprehensive Plan. It predicted future attempts to allow non-industrial
uses within areas that have been designated for industrial uses:

Whenever a proposal comes along to use industrially designated land for some non-industrial use,
it will be tempting to permit it, on the grounds that the County has a great deal of vacant land and
that will continue to be the case for many years. But, ...the amount of land that is needed to
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provide for eventual industrial use is a tiny percentage o f the County's total land area, and it is
very important that it be available when and where it is needed.

Chapin and Kaiser stress the importance of industrial land use planning by stating that it should
receive top priority, preceded only by environmentally critical open space.

The Tom Roberts study also concludes the following:

Just as important as providing an adequate amount of industrial district land is the need to save
it in the right places, because of industry’s special locational requirements.

Ironically, if Lee County errs in its long-term land use planning, it is less likely to be in the
category of environmentally critical areas. That issue, while still shaky, has attracted strong
public and governmental attention, and its importance is graphic. The greater risk is in the area
of industrial land use planning, because the long-term economic and fiscal implications of being
short-sighted in the preservation of enough good industrial sites seem remote and elusive today,
and the problems faced by older retirement/tourism centers like Miami Beach and St. Petersburg
seem far away.

Staff agrees with these earlier assessments, and does not believe that the County should make changes to
the Lee Plan that would weaken the intent of the Tradeport future land use category by allowing the
development of a regional retail commercial shopping center.

The applicant believes that the proposed Regional Retail Commercial center will act as a catalyst for the
light manufacturing or assembly, warehousing, and distribution facilities; research and development
activities; laboratories; ground transportation and airport-related terminals or transfer facilities;
hotels/motels, meeting facilities; or office uses that are intended for the Tradeport future land use category.
The applicant has provided an analysis prepared by Snaith Economic Advisory Services to support this
claim. The analysis provided by the applicant states that “the addition of a hotel and retail amenities to
the southwest parcel of the Research and technology Park will make the remaining industrial space in the
rest of the Park more attractive to the types (of) industrial and office tenants that the county seeks to
attract.”

Staff does not believe the proposed regional and community retail development would provide a catalyst
for development consistent with the Tradeport category. The Tradeport category has undergone several
modifications to broaden the allowable uses and to allow additional services and amenities through the
Planned Development rezoning process. Review of Appendix C to the applicants economic analysis
(Characteristics and Trends in North American Research Parks: 21% Century Directions, by Battelle
Technology Partnership Practice, October 2007, Developed in cooperation with the Association of
University Research Parks) stresses the need for services and amenities in association with research parks.
In no place does the report promote a need for regional and community commercial retail in association
with such parks. A portion of the results of a survey of 122 research parks is included in this appendix.
A pie chart on page 7 of that document indicates that the average retail component of these parks is around
4.5 percent of the tenants of the parks. The application proposes 15 percent of the entire floor area of the
park, including the office, industrial, and retail. This amount of commercial far exceeds any services and
amenities needs.
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The application’s economic analysis cites a development in Alabama, the Cummings Research Park as
a potential blueprint for the Gulf Coast Research and Technology Park. This park is associated with the
University of Alabama at Huntsville. The park contains approximately 3,843 acres and is the second
largest research park in the United States and the fourth largest park in the world. There is an area of this
research park called the Bridge Street Town Center. It is a mostly retail center developed somewhat as
a main street lined with shops and restaurants. The area of the center is approximately 90 acres. This
equates to about 2.3 percent of the project area.

The following types of commercial development are available near the subject site:

. Approximately 4.5 million square feet of retail commercial uses currently exist or have the
required zoning approvals within one mile of the subject site.

. Approximately 1.9 million square feet of commercial office uses currently exist or have
the required zoning approvals within one mile of the subject site.

. Approximately 2,300 hotel/motel rooms currently exist or have the required zoning
approvals within one mile of the subject site.

A more detailed analysis of the developed and approved uses in the surrounding area is shown on the
following table:

Approved and Existing Development
Development Retail Office Hotel
(Square feet) (Square feet) (Rooms)
East of I-75
Southwest Florida Inter. Airport 225,000 300
Airport Interstate Commerce Park 175,000 131,000
Miromar Lakes MPD 250,000 340,000 450
Gulf Coast Town Center 1,916,000 250
University Plaza 160,000 140,000 120
Airport South Interchange 300,000 172
Jetway Tradeport 120,000 75,000 300
Airport Technology Center 69,000 200,000 115
Alico Airpark Center 240,000
Subtotal 3,230,000 1,111,000 1,707,
West of 1-75
Alico Crossroads Center 300,000 51,000 200
Vintage Commerce Center 270,000 30,000
Alico Interchange Park 696,000 750,000 400
Subtotal 1,266,000 831,000 600
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Kotal (Approximately 1 mile along 4,496,000 1,942,000 2,307
lico Road)

The Tradeport future land use category requirements have been recently modified to allow Corner Store
commercial uses, and remove some of the restrictions that applied to the ancillary retail commercial uses
in CPA2007-00055. Staff,in CPA2007-00055 concluded that the allowance of ancillary commercial uses
and cornerstores within the Tradeport future land use category as proposed in that Lee Plan amendment
was needed to allow for the development of Research and Development parks sought by the Economic
Development Office in the Industrial Development and Tradeport future land use categories. This view
was supported by the Commercial/Industrial Land Use Analysis, completed by Basile Baumann Prost &
Associates for Lee County. Unfortunately, when the Tradeport future land use category was revised a
clear definition or amount of appropriate ancillary and corner store uses was not provided. Even though
the Lee Plan does not provide a clear definition of these uses staff finds that the amount and type of retail
commercial uses that are currently approved to be developed within the Tradeport future land use category
IS appropriate.

Approved and Existing Commercial Development in Tradeport FLUC

Development Retail Office Total Acres
(Square feet) [ (Square feet)

Southwest Florida Inter. Commerce Park 6,000 180,000 207.50
Airport Interstate Commerce Park 175,000 131,000 321.94
Alico Airpark Center 50,000 190,000 240.96
Premier Airport Park 0 0 225.71
Airport Technology Center 69,000 200,000 90.46
Airport Crossings 75,000 295,000 82.43
Arlington Commerce Park 50,000 160,000 80.57
Total 425,000 1,156,000 1,249.57|

The types of retail commercial uses that were approved in the above listed developments within the
Tradeport future land use category include the following:

Consumption on premises - in conjunction with a restaurant; factory outlets (point of manufacture only);
health club or spa; all types of restaurants; banks and financial establishments; retail and wholesale sales;
convenience food and beverage; food stores, hardware stores, fueling stations; automatic teller machine;
autoparts store; bar/cocktail lounge; boat parts store; pharmacy; gift shops; laundry and dry cleaning;
nightclubs; parcel and express services; package store; specialty retail shops; vehicle and equipment
dealers (Group IV and V); hardware store; used merchandise; variety store; paint stores; commercial
recreation facilities; drive through facilities; and photo finishing.

Past and Future Precedents

It is important to point out that the existence and approval of retail commercial developments at the
southeast, and southwest corner of the intersection of Alico Road and Ben Hill Griffin Parkway does not
dictate the development that is to be expected at the northeast quadrant of the intersection. This is
articulated in Policy 6.1.10 of the Lee Plan, which reads as follows:
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POLICY 6.1.10: The approval or existence of commercial development on one corner of an
intersection will not dictate the development of all corners for commercial development, nor does
the existence of commercial development on an arterial or collector road dictate that all frontage
must be similarly used.

It should also be noted that the retail commercial developments at the southeast and southwest corner of
the intersection of Alico Road and Ben Hill Griffin Parkway were approved in the University Community
future land use category.

The land use planning issues at stake for Lee County are bigger than the 103 acres that make up the subject
site. Allowing Industrial or Tradeport lands to be used for stand alone regional retail commercial uses at
this location would set a precedent for other lands within the Lee County’s Tradeport and Industrial future
land use categories.

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS

The Department of Transportation has reviewed the above-referenced privately-initiated comprehensive
plan amendment, submitted in conjunction with a DRI application, to modify the “Tradeport” land use
designation for approximately 103 acres on the north side of Alico Road east of Ben Hill Griffin Parkway
to allow significantly more commercial development than otherwise would be allowed. The applicant has
asked that this change allow an additional 700,000 square feet of regional and community
commercial/retail space by 2030 for purposes of the traffic analysis (half of that for the 2014 analysis).
A significant number of roadways in the area are projected to fail by 2030, both with and without the land
use modification, and there is no specific mitigation plan to address those failures or larger public benefit
being provided by the applicant to off-set the failures and justify this modification of critical “Tradeport”
lands in the heart of the “Research Diamond.” Therefore, DOT staff recommends the amendment not be
transmitted.

Analysis of Impacts

In order to analyze the impact of this proposal on the Lee County MPQO’s 2030 Financially Feasible Plan,
the applicant’s consultant added the employment associated with 700,000 square feet of commercial
(1,750 employees) to the zonal data for existing traffic analysis zone (TAZ) 1387, and ran the FSUTMS
travel demand model. Based on the model runs on the financially feasible plan network, six roadway
segments within a 3-mile radius of the site are projected to exceed their adopted level of service standard
in 2030 with or without this amendment. They are:

Alico Road from Three Oaks Parkway to 1-75

Ben Hill Griffin Parkway from Alico Road to FGCTRP Entrance

Ben Hill Griffin Parkway from FGCTRP Entrance to Terminal Access Road
Treeline Avenue from Terminal Access Road to Daniels Parkway

I-75 from Corkscrew Road to Alico Road

I-75 from Alico Road to Daniels Parkway

Applicant’s Proposed Mitigation

The applicant’s consultant estimates that the project will generate $7.7 million in road impact fees under
today’s rate schedule, and suggests that these payments can be used to fund whatever improvements are
found to be necessary to support general growth in the area. The DRI proportionate share amount has not
yet been determined, as the DRI analysis is not yet sufficient and the DRI impacts not yet agreed upon.
The consultant suggests that since this development is not currently anticipated in future growth forecasts
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that all impact fees generated would be new revenues beyond the 2030 revenue forecasts. That approach
does not consider that future road impact fee revenue forecasts are not site-specific, and does not really
address the issue of the needed improvements being financially feasible and reasonably expected to be in
place not only when the impacts of the development arrive, but in the horizon year of the plan. Italso does
not account for the potential reduction or repeal of road impact fees in the future, options that have been
discussed in the current economic downturn.

Needed Infrastructure Commitments

Section B.1.e of the County’s comprehensive plan amendment application states that “An inability to
accommodate the necessary modifications within the financially feasible limits of the plan will be a basis
for denial of the requested land use change.” Normally, the County would look for a specific financial
commitment from an applicant to make the necessary improvements by the 2030 time frame, otherwise
DOT staff would recommend denial under these circumstances. Without a financial commitment, we
cannot say that there is sufficient infrastructure planned to accommodate future growth, including the
amended land use. There have been some limited instances where the County has allowed such
amendments to move forward based on their specific circumstances; examples include there being no real
roadway solution and the applicant making a commitment to fund alternative modes of transportation, or
there being a site-specific condition put in the comprehensive plan that limits the amount of development
until the needed improvements are incorporated into the financially feasible plan.

Also the MPQO’s long range plan is currently being updated and extended to the year 2035, so the list of
improvements that are or will be in the financially feasible plan is somewhat in flux. However, in this
case, we are looking at a proposed land use modification in an area where there are expected to be
significant roadway improvement needs, and the applicant has offered the payment of impact fees and no
other solution.

Based on the MPQO’s 2030 Plan, as adopted in December, 2005 and last amended in March, 2006, the
needed improvements and their costs are:

Segment Current Needed Cost

Alico Rd., Three Oaks-1-75 6L Alico Expwy. $603,111,223
Ben Hill Griffin Pkwy, Alico Rd.-Terminal 4L I-75 10L See below
Treeline Ave, Terminal-Daniels 4L I-75 10L See below
I-75, Corkscrew.-Alico 6L 121 $77,514,291*
I-75, Alico-Daniels 6L 10L $78,302,569*
TOTAL $758,928,083

*Pro-rated cost of larger project based on segment length

The MPO plan does not identify improvements to Ben Hill Griffin Parkway/Treeline Avenue between
Alico Road and Daniels Parkway, because the widening of this road is not anticipated to be needed once
I-75 is widened to ten lanes. One complicating factor in regards to the future widening of I-75 is that the
Florida Legislature established the Southwest Florida Expressway Authority in 2003 and gave it the
specific objective of expanding the interstate through the addition of tolled express lanes in portions of
Lee and Collier Counties. Both the Expressway Authority and the Florida Turnpike Enterprise conducted
preliminary toll feasibility studies and determined that a 10-lane interstate project could be supported by
toll revenues and financially feasible, but only if there were 6 tolled express lanes and 4 non-tolled general
use lanes. At the same time, FDOT secured Federal funding to move forward with 6-laning I-75 from
Golden Gate Parkway in Collier County to Colonial Boulevard in Lee County. This project was recently
completed. The added lanes were not tolled, and it may be difficult in the future (legally and politically)
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to toll lanes that are not specialty lanes (for example, HOV lanes) or were not tolled in the past. That
means the implementation of a 10-lane project made up of 6 tolled express lanes and 4 non-tolled general
use lanes may not be feasible in the future, and other configurations may not be feasible as toll-supported
projects. With the recent completion of the 6-laning and the reduction in demand on the interstate due to
the current economic downturn, the need for additional lanes has been pushed farther into the future. The
Expressway Authority has recently decided to pursue its dissolution.

Alico Road

The FSUTMS computerized travel demand model used to analyze the impact of this comprehensive plan
change is a system-wide model that sometimes does not realistically reflect what might happen at a given
site. This plan amendment only affects a portion of the Florida Gulf Coast Technology & Research Park
DRI, adding 700,000 square feet of commercial to the growth parameters for TAZ 1387 with centroid
connections from the TAZ to both Ben Hill Griffin Parkway and Alico Road. The model has loaded the
majority of the trips from this TAZ to Ben Hill Griffin Parkway, which results in the two-lane piece of
Alico Road east of Ben Hill Griffin Parkway not being shown as failing in the 2030 horizon. However,
the TAZ 1387 growth parameters don’t include the full level of development proposed for the Florida Gulf
Coast Technology & Research Park DRI, with a buildout year of 2022. The model also doesn’t reflect
the access set-up envisioned in the DRI Master Plan, with one driveway connection to Ben Hill Griffin
Parkway and seven driveway connections proposed onto Alico Road (six of which access the 103-acre
parcel that is the subject of this plan amendment). Other comprehensive plan amendments, zoning and
local development order approvals in the area have shown the two-lane piece of Alico Road between Ben
Hill Griffin Parkway and Airport Haul Road as failing in the not-too-distant future with the addition of
their development traffic. It is reasonable to expect that this DRI will also have that effect. The
conversion of light industrial lands in the Tradeport category to something that would accommodate
regional and community commercial development (and thereby increasing the trip generation potential)
would only exacerbate that potential problem.

Alico Road is also an industrial corridor with significant truck traffic, including the majority of the mining
traffic coming from the limited mining areas off of Alico Road allowed by the DR/GR plan amendments
and code changes. Modifying 103 acres of Tradeport to allow more commercial development would cause
more of a mixing of traffic types than we would otherwise expect, and could create the kind of safety
concerns that are frequently noted by users of Corkscrew Road to the south, particularly without the
widening of Alico Road. On a two-lane undivided road segment such as Alico Road between Ben Hill
Griffin Parkway and Airport Haul Road, there is no median so there is no limitation on the movements
coming in and out of the seven entrances the applicant has proposed. This could create numerous conflict
points with fully-loaded trucks that have difficultly slowing down, in terms of left turns across their path
or right turns in front of them.

The MPQO’s 2030 Needs Plan does not include the widening of Alico Road east of Ben Hill Griffin
Parkway; instead it includes the Alico Expressway to the north as a parallel improvement that addresses
the demand. The Alico Expressway now appears to be an unlikely improvement given development
patterns in the area, and LCDOT staff expects that the on-going update of the MPO plan to 2035 will drop
the Expressway project and add the widening of existing Alico Road and its extension up to SR 82 (which
was the subject of a recent County corridor alignment study). Whether the widening of Alico Road ends
up in the new 2035 Financially Feasible Plan or the Needs Plan remains to be seen. However, in
recognition of the importance of widening Alico Road in encouraging alternative energy research and
development activities in this area and eliminating obstacles to their establishment, the County is
proposing to fund the preliminary engineering/design/permitting effort for the four-laning of Alico Road
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from Ben Hill Griffin Parkway to Airport Haul Road in its CIP. Unfortunately, severely declining
transportation revenues do not allow the County to fund the right-of-way and construction phases at this
time.

Whether through this comprehensive plan amendment process (if approved) or the DRI process, the
applicant should be required to address the need for future widening of Alico Road between Ben Hill
Griffin Parkway and Airport Haul Road, the entire length of which this applicant owns frontage. The
applicant could commit to pipeline his DRI proportionate share to the improvements, and/or provide right-
of-way for the roadway widening and/or water treatment, or make a commitment to take the roadway
drainage into the site drainage. The various land owners have not yet developed a cooperative approach
to dealing with the issue. The County may consider the establishment of some sort of funding mechanism
for the property owners in the area to help pay for the road widening and other infrastructure needs (i.e.,
water and sewer lines), such as an MSTU. Such a mechanism could allow for credits against future
impact fees or DRI proportionate share obligations. This property owner should be required to participate
in any such funding mechanism established by the County in the future.

Summary

Consistent with the requirements of the County’s comprehensive plan amendment application, the lack
of a specific financial commitment from the applicant to make the necessary roadway improvements by
the 2030 time frame causes LCDOT staff to recommend not transmitting this amendment.

LEE COUNTY PORT AUTHORITY COMMENTS
The Lee County Port Authority Provided the following comments:

A parallel south runway is planned northeast of this property. The extended centerline of this
future runway will pass just to the north of the CPA2010-00001 site - and directly over the
remaining industrial/office portion of the Florida Gulf Coast Technology and Research Park
development. The existing and planned Lee County noise overlay zones account for the planned
runway at the Southwest Florida International Airport (SWFIA). When the second runway is in
place, there will be significant numbers of low flying aircraft near the proposed development.

The industrial, retail, hotel, and office land uses within the boundary of the proposed Lee Plan
Amendment appear to be consistent with those uses recommended for noise zones established in
the Port Authority’s most recent Federal Aviation Regulations (F.A.R.) Part 150 Noise and Land
Use Compatibility Study approved by the Federal Aviation Administration (FAA) in 2006. Plans
for the Lee Plan Amendment site are also be consistent with the current interim noise overlay
zones adopted by Lee County on August 23, 2005. Our concerns center on the following issues
which we ask you to consider:

Potential Height Obstructions — Future construction at the site must comply with the following
regulations for all structures proposed on the site, including antenna towers and temporary
construction equipment:

. Federal Aviation Regulations (FAR) Part 77 ““Objects Affecting Navigable Airspace;”
. Florida Statutes Chapter 333, ““Airport Zoning;”
. Lee County Land Development Code (LDC) Section 34-001 and seq.
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The allowable heights for the hotel other permanent structures and temporary (construction)
equipment will be dependent on review and approval by the LCPA and potentially the FDOT and
FAA.

Hazardous Wildlife Attractants — Littoral lake slopes, buffers, and landscape vegetation must be
in accordance with the FAA’s Advisory Circular 150/5200-33B, ‘Hazardous Wildlife Attractants
On or Near Airports’ to discourage birds and other wildlife. Landscaping should be consistent
with the list of recommended compatible native landscape plants for the airport available from
the Lee County Port Authority (LCPA) Department of Planning and Environmental Compliance.

Reflectivity and Power Interference — Due to the proximity to the Airport, construction must
comply with requirements of FAR Part 77, and related Federal Communications Commission
(FCC), and Lee County LDC review requirements for all structures including frequency
coordination of all broadcasting facilities so as not to interfere with aircraft and on-ground
electronic navigation equipment.

Light Emissions — The applicant must minimize any potential light emissions that might distract,
potentially blind, or create other impacts for aircraft landing, taking off, aircraft in flight, or
impacts on the controllers in the (existing and future relocated) Air Traffic Control Tower.
Parking lot lighting and other light sources therefore must be shielded downward so as not to
created glare.

Noise — Proposed adult or child daycare facilities should be located south of the east/west Florida
Power and Light corridor. Research facilities may also be impacted by noise. To the greatest
extent possible, noise-sensitive land uses should comply with the following regulations:

. Federal Aviation Regulations Part 150, “Airport Noise Compatibility Planning™
. F.S. Chapter 333, “Airport Zoning™
. Lee County Land Development Code Section 34-100 et seq.

Aircraft Overflights — Existing and future flight patterns, proximity to the airport, ambient sound
levels, and other information should be disclosed to all potential developers within the Florida
Gulf Coast Technology and Research Park.

Public Investment— Any action near SWFIA which may have the potential to jeopardize the public
investment and operation of Lee County public use airports should be reviewed by Lee County and
potentially analyzed and reviewed by the Lee County Port Authority, the FAA and the FDOT
depending on the nature and proximity of the potential impact.

SOILS
The applicant has provide a description of the soils that are found on site. For a detailed description please
see the application materials.

POPULATION ACCOMMODATION
The proposed amendment will not change the future land use category of the subject site and therefore will
not have an effect on Lee County’s population accommodation or Table 1(b) of the Lee Plan.

ENVIRONMENTAL CONSIDERATIONS
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The applicant has submitted this privately initiated Lee Plan amendment in conjunction with a
Development of Regional Impact (DRI) application #DRI2007-00002. The DRI encompasses
approximately 727 acres of property located at the northeast quadrant of the intersection of Ben Hill
Griffin Parkway and Alico Road. The property which is the subject of this Lee Plan amendment is
approximately £103 acres and is located within the overall £727 acre parcel which is in the Tradeport and
Wetlands Future Land Use Category.

The applicant has an approved Environmental Resource Permit (ERP) from South Florida Water
Management District (SFWMD) for the Florida Gulf Coast Technology and Research Park project. The
SFWMD, ERP application for Florida Gulf Coast Technology and Research Park depicts +1048 acres for
the proposed project. In the Florida Gulf Coast Technology and Research Park Development of Regional
Impact (DRI) application #DR12007-00002 the acreage is £727 acres. In the ERP it was noted that the
wetland boundaries were field delineated by Passarella and Associates Inc. and formerly verified by
(SFWMD) in 2003. Wilson Miller Inc. conducted a vegetative community assessment on the +1048 acres
and verified habitat quality and FLUCCS in January 2004.

A vegetative community assessment and protected species survey for Lee County listed species meeting
the requirements of Lee County Land Development Code (LDC) Section 10-473 was conducted by
Boylan Environmental Consultants, Inc. on the £103 acre site. The property was field verified by ES Staff
on April 1, 2010. The assessment and a Florida Land Use, Cover and Classification System (FLUCCS)
map was submitted by the applicant:

The vegetative communities located on the property are primarily composed of Pine Flatwoods, Hydric
Pine Flatwoods, Cypress Wetlands, Cypress-Pine-Sabal Palm, and Exotic Wetland Hardwoods. Noted
native vegetation onsite included South Florida Slash Pine (Pinus elliotti var densa), Sabal Palm (Sabal
palmetto), Bald Cypress (Taxodium distichum), Laurel Oak (Quercus laurifolia), Pop Ash (Fraxinus
caroliniana), Swamp Bay (Persea palustris) and Dahoon Holly (llex cassine). Various epiphyte were
scattered throughout this area including the listed Wild pine (Tillandsia balbisiana), Golden Polypody
(Phlebodium aureum), Shoestring Fern (Vittaria lineata) and Florida Butterfly Orchid (Encyclia
tampensis). Exotic vegetation predominately melaleuca (Melaleuca quinquenervia) and Brazilian pepper
(Schinus terebinthifolius) was found throughout the site in various densities. There are £52.41 acres of
wetlands within the £103 acres included in this Comprehensive Plan Amendment.

ES Staff conducted a site inspection on April 1, 2010 for the £103 acre portion of the project and observed
the following:

The site was heavily vegetated with scattered grassy areas. EXxotic coverage varied throughout the site
with the heaviest coverage located in the central portion of the site, lessening towards the western and
eastern property lines. In the north-eastern portion of the property staff observed a cypress dominated
wetland with melaleuca along the fringe but, with little to no exotics in the central portion of the area.
Staff noted large bald cypress, pop ash and various airplant throughout this wetland community. The
hydrological conditions were favorable with water levels at the time of the site inspection between two
and three feet in depth. There is a flowway located onsite in the western portion of the property that had
a significant volume of water flow at the time of the site inspection.

Indigenous:
The project is located within the Six Mile Cypress/Ten Mile Canal Watershed, the future land use is
Tradeport and Wetlands and the project is adjacent to the Density Reduction Groundwater Recharge
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(DRGR). There are special environmental and design review guidelines for the Tradeport land use
category that with the impacts proposed and the intensity of the requested use staff is concerned will not
be met. The entire £103 acre project is covered in vegetation, exotics dominate in some areas; however,
other areas are dominated by indigenous vegetation with limited to no exotic coverage. Indigenous areas
include pine flatwoods, cypress-pine-sabal palm, hydric pine flatwoods, and cypress dominated wetlands.
The wetland located in the north-eastern portion of the site had little in the way of exotics and was
dominated by bald cypress (Taxodium distichum) with laurel oak (Quercus laurifolia), pop ash (Fraxinus
caroliniana), swamp bay (Persea palustris) and dahoon holly (llex cassine). Various epiphyte were
scattered throughout this area including the listed Wild pine (Tillandsia balbisiana), golden polypody
(Phlebodium aureum), shoestring fern (Vittaria lineata) and Florida butterfly orchid (Encyclia tampensis).

There are approximately 52.41 acres of wetlands on the subject site. The applicant is proposing to impact
a majority of the wetlands within the subject site and is not proposing any indigenous preservation. This
is not consistent with the Lee Plan, or the Best Management Practices from the Henigar & Ray study that
are required in the Tradeport land use category.

Protected Species:

A protected species survey for Lee County listed species, meeting the requirements of Lee County Land
Development Code (LDC) Section 10-473, was conducted by Wilson Miller Inc. in January of 2004 on
the + 1048 acre parent parcel which included the + 103 acres being requested with this application. An
updated survey was conducted on the £ 103 acre site by Boylan Environmental Consultants, Inc. in
December 2009 and again in January 2010. The survey was field verified by ES Staff on April 1, 2010.
Listed species observed by Boylan Environmental Consultants, Inc on the +103 acre site included the
Little Blue Heron (Egretta caerulea) and the epiphyte Wild pine (Tillandsia balbisiana), no other listed
species were observed. However, the survey conducted by Wilson Miller, that incorporated the larger
parent parcel (1048 acres),observed additional listed species. The additional listed species observed on
the overall project have the potential to occur on the £103 acre site, therefore ES Staff has identified the
species observed by Wilson Miller. These species include:

The American Alligator (Alligator mississipiensis) is listed as a Species of Special Concern (SSC) by the
Florida Fish and Wildlife Conservation Commission (FWC) and as Threatened by The Fish and Wildlife
Service (FWS) because of its similarity to the American crocodile. Two American alligator were observed
by Boylan Environmental Inc in a borrow area, and there is the potential for the alligator to utilize the
wetlands and borrow area onsite.

Big Cypress Fox Squirrel (Sciurus niger avicennia) is listed as Threatened by FWC and its distribution
is believed to be limited to an area south of the Caloosahatchee river and west to the Everglades. A Big
Cypress fox Squirrel was observed in the cypress wetlands in the southwestern portion of the parent parcel
site. Several stick like structures were also observed that are associated with the Big Cypress Fox Squirrel.

Gopher Tortoise (Gopherus polyphemus) is listed as threatened by the FWC. Two gopher tortoise burrows
were observed east of the project on the parent parcel.

Several Species of wading bird were observed utilizing the site throughout the parent parcel.

Listed Plant Species include:
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Stiff Leafed Wild Pine (Tillandsia fasciculata), The Wild Pine (Tillandsia balbisiana), fuzzy-wuzzy
(Tillandsia pruinosa), Giant Wild Pine (Tillandsia utriculata), Butterfly Orchid (Encyclia tampensis), and
Giant Leather Fern (Acrostichum aureum). These species were observed scattered throughout the site.

The project is located within the Florida Panther (Puma concolor) Primary Zone and as such consultation
with FWS has been initiated. According to the applicant, consultation with FWS has specified that
compensation for impacts to habitat for the Florida panther will be accomplished through off site
mitigation.

Environmental Features:
Objective 114.1 of the Lee Plan States:

Objective 114.1: The natural functions of wetlands and wetland systems will be protected and
conserved through the enforcement of the county's wetland protection regulations and the goals,
objectives, and policies in this plan. "Wetlands" include all of those lands, whether shown on the
Future Land Use Map or not, that are identified as wetlands in accordance with F.S. 373.019(17)
through the use of the unified state delineation methodology described in FAC Chapter 17-340,
as ratified and amended by F.S. 373.4211.

A majority of the £ 52 acres of wetlands located onsite are proposed for impact by the project. Of major
hydrological importance is a flowway that has offsite connectivity. The origin of the flowway lies outside
the boundaries of the £103 acre parcel, the flowway originates northeast of the subject property, on the
parent parcel, with conveyance through the property along the western property line. The flowway also
has hydrological connectivity to the southwest, traveling under Ben Hill Griffin Parkway, then offsite to
the adjacent property where it is proposed for restoration. The applicant is proposing to impact a portion
of the flowway which has the potential to increase velocity during major storm events causing downstream
flooding. Policy 60.5.3 states: the County encourages the preservation of existing natural flow-ways and
the restoration of historic natural flow-ways. Compaction of the flowway can also increase sediment and
turbidity causing water quality concerns for downstream property-owners.

The cypress dominated wetland located in the north-eastern portion of the property is also proposed for
impact. Preservation of this wetland would make an excellent addition to the project as an aesthetic
feature and would aid in storm water management, aquifer recharge and flood control. The wetland could
be incorporated into the project’s storm water management system. The management system can then
maintain the hydrology and function of the wetland and the wetland can assist in storm water management,
flood control and water quality.

The project is located within the Six Mile Cypress/Ten Mile Canal Watershed and the project’s Future
Land Use is Tradeport and Wetlands. There are special environmental and design review guidelines for
the Tradeport Land Use Category. Lee Plan Policy 1.2.2 includes language for environmental concerns:
Because this area is located within the Six Mile Cypress Basin and is also a primary point of entry into
Lee County, special environmental and design review guidelines will be applied to its development to
maintain the appearance of this area as a primary point of entry into Lee County. Tradeport is adjacent
to the DRGR and as such, Policy 1.2.2: includes language for the protection of ground water resources
stating that: during the rezoning process, the best environmental management practices identified on pages
43 and 44 of the July 28, 1993 Henigar & Ray study entitled, “Groundwater Resource Protection Study”
will be necessary to protect potential groundwater resources in the area.
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The applicant is proposing wetland impacts to a majority of the +100 acre portion of the DRI proposed
in this textamendment. These wetland impacts are inconsistent with the following Goals, Objectives, and
Policies of the Lee Plan:

Lee Plan Goal 60: Coordinated Surface Water Management and Land Use Planning on a
Watershed Basis. To protect or improve the quality of receiving waters and surrounding natural
areas and the functions of natural groundwater aquifer recharge areas while also providing flood
protection for existing and future development.

Preservation or the incorporation of wetlands into the storm water management system will assist with
ground water recharge.

Lee Plan Objective 60.4: Critical Areas. The Six Mile Cypress Basin (as defined in Chapter 10
of the Land Development Code) and the Density Reduction/Groundwater Resource land use
category are both identified as “critical areas for surface water management.” The county will
maintain existing regulations to protect the unique environmental and water resource values of
these areas.

Lee Plan Objective 60.5: Incorporation of Green Infrastructure Into the Surface Water
Management System. The long-term benefits of incorporating green infrastructure as part of the
surface water management system include improved water quality, improved air quality, improved
water recharge/infiltration, water storage, wildlife habitat, recreational opportunities, and visual
relief within the urban environment.

Lee Plan Policy 60.5.2: The County encourages new developments to design their surface water
management system to incorporate existing wetland systems.

Incorporating wetlands into Storm Water Management Systems benefits water quality, water
recharge/infiltration, water storage and the hydrology of the wetland. The applicant is proposing impacts
to the cypress wetland located in the north-central portion of the project.

Lee Plan Policy 60.5.3: The County encourages the preservation of existing natural flow-ways
and the restoration of historic natural flow-ways.

The project will impact a significant portion of the flowway located in the western section of the property.
The Lee Plan encourages the preservation and restoration of natural flowways. The impacts proposed to
the flowway is inconsistent with the Lee Plan Goal 60 and Policy 60.5.3

Lee Plan Goal 61: Protection of Water Resources. To protect the county's water resources
through the application of innovative and sound methods of surface water management and by
ensuring that the public and private construction, operation, and maintenance of surface water
management systems are consistent with the need to protect receiving waters.

Lee Plan Objective 61.2: Mimicking the Functions of Natural System. Support a surface water
management strategy that relies on natural features (flow ways, sloughs, strands, etc.) and natural
systems to receive and otherwise manage storm and surface water.
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Policy 61.2.1: requires projects to use wetlands for storm water management. The project proposes
impacts to a majority of the wetlands. This is inconsistent with the Lee Plan. Incorporating wetlands into
the storm water management system preserves indigenous vegetation, promotes preservation of wildlife
habitat and can be used as an aesthetic feature to promote utilization of natural features and green
infrastructure for storm water management.

Conclusion:

The applicant is requesting retail at a higher intensity, for the 103 acre portion of the DRI, than what is
allowed in the Tradeport land use category. A majority of the wetlands are proposed for impact and
limited indigenous vegetation is to be offered for preservation. The property is located within the Six Mile
Cypress Watershed and is a primary point of entry into Lee County. Per Policy 1.2.2: Because this area
is located within the Six Mile Cypress Basin and is also a primary point of entry into Lee County, special
environmental and design review guidelines will be applied to its development to maintain the appearance
of this area as a primary point of entry into Lee County.

The applicant is proposing to impact a portion of the flowway which has the potential to increase velocity
during major storm events causing downstream flooding. Compaction of the flowway can also increase
sediment and turbidity causing water quality concerns for downstream property owners. Impacting the
flowway is inconsistent with Policy 60.5.3 which seeks to encourage the preservation of existing natural
flow-ways and the restoration of historic natural flow-ways.

The cypress dominated wetland is proposed for impact. Preservation of this wetland and incorporating
it into the storm water management system would make an excellent addition to the project as an aesthetic
feature and would aid in storm water management, aquifer recharge and flood control. Impacting this
wetland is inconsistent with Lee Plan Policy 60.5.2 which encourages new developments to design their
surface water management system to incorporate existing wetland systems. The cypress dome is currently
in the Wetlands Future Land use category. The land use category should be revised and the cypress dome
placed into Conservation Lands, land use category.

The applicant should include the flowways and uplands into the conservation lands to compliment the
Tradeport Land Use Category. The project should be designed to incorporate the wetlands into the
stormwater management system for green infrastructure. Preservation of flowways and wetlands may
assist with groundwater recharge and water quality. The amount of impacts to the wetlands and
modification to the flowways on the project are inconsistent with the best management practices specified
in the 1993 Heniger and Ray study, which is presumed to be necessary to protect the ground water
resources in this area. The project as proposed is inconsistent with Tradeport land use and does not
support the preservation of environmental features.

HISTORIC RESOURCES
The Florida Division of Historical Resources has found that “no cultural resources eligible for listing in
the NRHP were identified within the project area.”

Portions of this site are within the level 2 sensitivity areas for archeological and historic resources. Prior
to development a Certificate to Dig will be required.

SCHOOL IMPACTS
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The Lee County School District provided correspondence dated February 2, 2010 and provided the
following response: “After reviewing the submittal, this amendment should have no impact on classroom
needs based on the applicant’s indication that this will be commercial/industrial.”

EMERGENCY MEDICAL SERVICES (EMS)

Lee County EMS provided correspondence dated February 1, 2010 concerning the proposed Lee Plan
amendment stating that they “will be able to provide service with our current operational deployment
structure.”

SOLID WASTE

The Lee County Solid Waste Division provided the applicant a letter dated April 29, 2010 stating that “the
Lee County Solid Waste Division is capable of providing solid waste collection service for the proposed
700,000 square foot of commercial space in the 107 acre site.”

MASS TRANSIT
The applicant did not provide an analysis of compliance with the Lee Plan regarding transit, or an analysis
of future impacts to transit service.

POLICE

The Lee County Sheriff’s Office provided a letter to the applicant on January 28, 2010 stating that the
proposed Lee Plan amendment “would not affect the ability of the Lee County Sheriff’s Office to provide
core services as this time.”

FIRE
The San Carlos Park Fire Protection and Rescue Service District provided a letter to the applicant dated
January 4, 2010, and provided the following statement:

The project location is less than 3 miles from the main fire station at 19591 Ben Hill Griffin Parkway. The
response time would be about 4 minutes or less. At this time, we use Lee County EMS for Advanced Life
Support (ALS) transport and have our own Firefighter Paramedics on shift to provide non-transport ALS
service. There will be no adverse impact to the fire district to provide fire protection and inspection
services.”

UTILITIES

The off-site utility improvements required for the Florida Gulf Coast Technology Center site are very
significant due to the fact Alico Road will have to be four laned from Ben Hill Griffin Parkway east to
Airport Haul Road. LCU has one 16” diameter and one 24” diameter water main within the right-of-way
of Alico Road that will have to be replaced with one 36” diameter main as a part of the road widening
project.

Significant off-site improvements will be required to provide adequate sanitary sewer service to this site
including the construction of two recognized LCU CIP projects that have been placed on hold for at least
the current and next fiscal years. The CIPs consist of the extension of a parallel 16” diameter sewage force
main along the Ben Hill Griffin Parkway corridor starting at Alico Road, then south approximately 8,500°,
then from the Ben Hill Griffin right-of-way west approximately 1,500° west under 1-75 to our Three Oaks
WWTP. These improvements will accommodate the flows generated from the project at build out.

LCU has no reclaimed water available for this project.
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Lee County Utilities Department provided the applicant a letter dated January 14, 2010 stating that
“Potable water lines and wastewater lines are in operation in the vicinity of the proposed project
mentioned above. However, in order to provide service to the subject parcels, developer funded system
enhancements such as line extensions may be required.”

B. CONCLUSIONS
There are three main issues with the proposed Lee Plan Amendment. These issues include: 1) Tradeport
Uses, 2) Wetlands Impacts, and 3) Transportation Impacts

Tradeport Uses:

There is an adequate level of community and regional retail commercial uses either built or approved in
the areas surrounding the subject property. Planning staff does not believe that the Lee Plan revisions
proposed by the applicant to allow community and regional retail commercial development within the
Tradeport future land use category are appropriate. However, performing the staff analysis for this
proposed amendment and meeting with the applicant has revealed that the existing language of Policy
1.2.2 does not provide sufficient guidance concerning stand alone retail commercial uses. The existing
language solely deals with “ancillary retail and Corner Store commercial uses, intended to support the
surrounding business and industrial land uses,” which provides unnecessary challenges to potential
developers within the Tradeport future land use category. Although staff does not agree with the specific
amendments recommended by the applicant, staff does see a need to amend the Lee Plan to better define
the commercial uses that are permitted within the Tradeport future land use category.

Staff agrees that the hotel use is an appropriate use for a research park and notes that it is a permitted use
in the Tradeport category. Additionally, staff is not concerned with the proposed amendment to Policy
2.12.2 of the Lee Plan to clarify that public and quasi-public, community facilities and recreational uses
shall also be permitted where appropriate and reviewed as part of a planned development.

Wetland Impacts:

The applicant is proposing to impact a portion of the existing flowway. The amount of impacts to the
wetlands and modification to the flowways on the project are inconsistent with the best management
practices included in the 1993 Heniger and Ray study, which is presumed to be necessary to protect the
ground water resources in this area. The project as proposed is inconsistent with Lee Plan because it does
not support the preservation of environmental features.

Transportation Impacts:

The creation of a destination retail shopping center east of Ben Hill Griffin Road on the north side of Alico
Road will cause additional left hand turning movements in conflict with the existing and anticipated
industrial traffic creating a safety issue. There are also a significant number of roadways in the area that
are projected to fail by 2030, both with and without the land use modification, and there is no specific
mitigation plan to address those failures.

C. STAFF RECOMMENDATION

Staff recommends that the Board of County Commissioners not transmit the applicant’s proposed Lee
Plan amendment. Recognizing the shortcomings of Policy1.2.2, staff recommends that the Board of
County Commissioners transmit the following staff amendment to provide clarity for these retail uses:

POLICY 1.2.2: The Tradeport areas are commercial and industrial lands adjacent to the airport
needed to accommodate projected growth through the year 2030. These areas will include
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developments consisting of light manufacturing or assembly, warehousing, and distribution
facilities; research and development activities; laboratories; ground transportation and airport-
related terminals or transfer facilities; hotels/motels, meeting facilities; and office uses. Stand
alone retail commercial uses intended to support and compliment the surrounding business and
industrial land uses are permitted if they are approved as part of a Development of Regional
Impact (DRI) or Planned Development rezoning. Stand alone retail commercial uses are limited
to 1 acre out of every 10 Tradeport and preserved wetland acres, Ancillary retail ane-Correr-Store
commercial uses, related d|rectlv to the sale of products manufactured or services provided in the
Tradeport trtef es, are allowed if they
are part of a Planned Development. Future development in thls category is encouraged to include
a mixture of land uses as described in Policy 2.12.2. Residential uses, other than bona fide
caretaker residences, are not permitted in this category except to the extent provided in Chapter
X111l of the Plan. Caretaker residences are not permitted in the Airport Noise Zone B. Because this
area is located within the Six Mile Cypress Basin and is also a primary point of entry into Lee
County, special environmental and design review guidelines will be applied to its development to
maintain the appearance of this area as a primary point of entry into Lee County. Property in
Section 1 and the east %2 of Section 2, Township 46 South, Range 25 East, and in Section 6,
Township 46 South, Range 26 East, must be rezoned to a planned development zoning category
prior to any development other than the construction of essential public services. During the
rezoning process, the best environmental management practices identified on pages 43 and 44 of
the July 28, 1993 Henigar & Ray study entitled, “Groundwater Resource Protection Study” will
be rebuttably presumed to be necessary to protect potential groundwater resources in the area.

The amendment to Policy 1.2.2 of the Lee Plan, as proposed by staff, would better define the allowable
retail commercial uses that are permitted in conjunction with the development of light manufacturing or
assembly, warehousing, and distribution facilities; research and development activities; laboratories;
ground transportation and airport-related terminals or transfer facilities; hotels/motels, meeting facilities;
and office uses that are intended as the primary use of the Tradeport future land use category. Limiting
the acres that are used in the calculation for the stand alone retail commercial uses to Tradeport and
preserved wetland acres would assure that unintended incentives are not being provided to fill wetlands
to achieve a greater amount of Tradeport lands. This will help preserve the anticipated amount of primary
Tradeport uses while providing the applicant with the ability to achieve his business model which provides
standalone retail uses as a catalyst and marketing tool for the industrial park.

The Tradeport future land used category use to allow approximately 10 percent of a development’s floor
area to be developed as ancillary retail commercial uses on projects greater than 10 acres. This was found
to be too restrictive by the Commercial/Industrial Land Use Analysis, completed by Basile Baumann Prost
& Associates for Lee County, primarily because of the restriction placed on projects that were smaller than
10 acres. At the time Lee County elected to simply remove the limitations placed on ancillary retail
commercial uses and added Corner Store uses. Unfortunately, in addition to removing the restrictions
placed on the ancillary and corner store uses the amendment also removed any guidance provided by the
Lee Plan as to what was meant by “Ancillary retail and Corner Store commercial uses, intended to support
the surrounding business and industrial land uses” in the Tradeport future land use category. The
amendment proposed by staff would provide that guidance.
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PART 11l - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: June 18, 2010

LOCAL PLANNING AGENCY REVIEW

Staff provided a brief overview of the proposed amendment. Staff noted that the amendment is
being proposed in conjunction with a Development of Regional Impact application. Staff
discussed the history of the Tradeport category and that these lands had been set aside for
economic development with the purpose to diversify Lee County’s economy. Staff also discussed
previous changes to the category that has resulted in the current private amendment. Staff
informed the LPA that the Benderson Group are actual developers and long term owners of
commercial, industrial, business and research and development parks.

The applicant provided an overview of their corporation, existing projects, and the location of the
subject site. The applicant also discussed their business model and how it is an ideal fit with the
Tradeport category. The applicant stated that they were seeking certainty through the amendment
due to the current ambiguity of the Tradeport policy. The applicant stated that they were in
support of the staff recommendation. Two members of the public recommended to the LPA that
they transmit the proposed amendment. A representative of the Florida Gulf Coast University also
recommended transmittal.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

1. RECOMMENDATION: The Local Planning Agency recommends that the Board
transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Local Planning Agency
accepted the findings of fact as advanced by staff.

C. VOTE:
NOEL ANDRESS NAY
CINDY BUTLER ABSTAIN
CARIE CALL AYE
WAYNE DALTRY AYE
JIM GREEN AYE
MITCH HUTCHCRAFT AYE
RONALD INGE AYE
STAFF REPORT FOR June 23, 2010
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: June 23, 2010

A. BOARD REVIEW:

Staff gave a brief presentation to the Board of County Commissioners discussing the proposed Future
Land Use Map amendment. The Board of County Commissioners asked some general questions about
the affect of the proposed text change. This was followed by a presentation from the applicant about their
specific proposed development. The applicant stated that the changes proposed to the Lee Plan would be
able to accommodate their development and business model.

One member of the Board of County Commissioners stated a few concerns about the project concerning
Alico Road and specific site design issues. Staff responded by stating that this plan amendment was a DRI
related amendment, and that those project specific concerns would be addressed through the DRI approval
process, which the BoCC would approve concurrent with the actual adoption of the proposed Lee Plan
amendment. This member of the BoCC then used the opportunity to direct staff concerning what would
be looked at when the BoCC approved the DRI. These issues would include wetland and upland presrves,
access to Alico Road, and on-site accommodation of stormwater detention/retention needs that result from
the improvements to Alico Road.

A motion was made to transmit the staff proposed amendment to Policy 1.2.2 of the Lee Plan. The
motion passed unanimously.
B. BOARD ACTION AND FINDINGS OF FACT SUMMARY':

1. BOARD ACTION: The Board of County Commissioners transmitted the proposed
amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board of County
Commissioners accepted the findings of fact as advanced by staff and the LPA.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
VACANT
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR June 23, 2010
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

B. STAFF RESPONSE

C. RECOMMENDATION
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
BRIAN BIGELOW
TAMMARA HALL
VACANT
RAY JUDAH
FRANKLIN B. MANN
STAFF REPORT FOR June 23, 2010
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STAFF REPORT
FROM
DEPARTMENT OF COMMUNITY DEVELOPMENT
DIVISION OF ENVIRONMENTAL SCIENCES

Date: May 28, 2010
To: Brandon Dunn, Planner
From: Doug Griffith, Environmental Planner

Phone: (239)533-8323
e-mail: dariffith@leegov.com

Project: Florida Gulf Coast Technology and Research Park
Case: CPA2010-00001
PROJECT:

The applicant has submitted this privately initiated Lee Plan amendment in conjunction with a
Development of Regional Impact (DRI) application #DR12007-00002. The DRI encompasses
approximately 727 acres of property located at the northeast quadrant of the intersection of Ben
Hill Griffin Parkway and Alico Road. The property which is the subject of this Lee Plan amendment
is approximately +103 acres and is located within the overall £727 acre parcel which is in the
Tradeport and Wetlands Future Land Use Category. The Amendment proposes to modify the
Tradeport Policy 1.2.2 by establishing criteria under which community and regional retail
commercial development may occur in conjunction with industrial, office and research and
development if developed as a single project. Under the existing Future Land Use, Ancillary retail
and Corner Store commercial uses, intended to support the surrounding business and industrial land
uses, are allowed if they are part of a Planned Development. The applicant is requesting more
intense retail than is permitted in the Tradeport Land Use Category.

PROJECT SITE:

The overall project is located on the north east corner of Ben Hill Griffin Parkway and Alico Road.
Surrounding properties include: The Southwest Florida International Airport to the north, an
approved undeveloped Industrial Planned Development (IPD) known as Premier Airport Park to the
east and northeast, Airport Technology Mixed Use Planned Development (MPD) to the west and
northwest, Ben Hill Griffin Parkway and an approved undeveloped MPD known as Jetway
Tradeport to the west and Alico Road and Miromar Lakes to the south.

ENVIRONMENTAL ASSESSMENT:

The applicant has an approved Environmental Resource Permit (ERP) from South Florida Water
Management District (SFWMD) for the Florida Gulf Coast Technology and Research Park project.
The SFWMD, ERP application for Florida Gulf Coast Technology and Research Park depicts £1048
acres for the proposed project. In the Florida Gulf Coast Technology and Research Park
Development of Regional Impact (DRI) application #DR12007-00002 the acreage is =727 acres.
In the ERP it was noted that the wetland boundaries were field delineated by Passarella and
Associates Inc. and formerly verified by (SFWMD) in 2003. Wilson Miller Inc. conducted a
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vegetative community assessment on the £1048 acres and verified habitat quality and FLUCCS in
January 2004.

A vegetative community assessment and protected species survey for Lee County listed species
meeting the requirements of Lee County Land Development Code (LDC) Section 10-473 was
conducted by Boylan Environmental Consultants, Inc. on the 103 acre site. The property was field
verified by ES Staff on April 1, 2010. The assessment and a Florida Land Use, Cover and
Classification System (FLUCCS) map was submitted by the applicant:

The vegetative communities located on the property are primarily composed of Pine Flatwoods
(FLUCCS 411), Hydric Pine Flatwoods (FLUCCS 625), Cypress Wetlands (FLUCCS 621),
Cypress-Pine-Sabal Palm (FLUCCS 624) and Exotic Wetland Hardwoods (FLUCCS 619). Noted
native vegetation onsite included South Florida Slash Pine (Pinus elliotti var densa), Sabal Palm
(Sabal palmetto), Bald Cypress (Taxodium distichum), Laurel Oak (Quercus laurifolia), Pop Ash
(Fraxinus caroliniana), Swamp Bay (Persea palustris) and Dahoon Holly (llex cassine). Various
epiphyte were scattered throughout this area including the listed Wild pine (Tillandsia balbisiana),
Golden Polypody (Phlebodium aureum), Shoestring Fern (Vittaria lineata) and Florida Butterfly
Orchid (Encyclia tampensis).  Exotic vegetation predominately melaleuca (Melaleuca
quinguenervia) and Brazilian pepper (Schinus terebinthifolius) was found throughout the site in
various densities. There are +52.41 acres of wetlands within the £103 acres included in this
Comprehensive Plan Amendment.

ES Staff conducted a site inspection on April 1, 2010 for the £103 acre portion of the project and
observed the following:

The site was heavily vegetated with scattered grassy areas. Exotic coverage varied throughout the
site with the heaviest coverage located in the central portion of the site, lessening towards the
western and eastern property lines. In the north-eastern portion of the property staff observed a
cypress dominated wetland with melaleuca along the fringe but, with little to no exotics in the
central portion of the area. Staff noted large bald cypress, pop ash and various airplant throughout
this wetland community. The hydrological conditions were favorable with water levels at the time
of the site inspection between two and three feet in depth. There is a flowway located onsite in the
western portion of the property that had a significant volume of water flow at the time of the site
inspection.

INDIGENOUS:

The project is located within the Six Mile Cypress/Ten Mile Canal Watershed, the future land use
is Tradeport and Wetlands and the project is adjacent to the Density Reduction Groundwater
Recharge (DRGR). There are special environmental and design review guidelines for the Tradeport
land use category that with the impacts proposed and the intensity of the requested use staff is
concerned will not be met. The entire £103 acre project is covered in vegetation, exotics dominate
in some areas; however, other areas are dominated by indigenous vegetation with limited to no
exotic coverage. Indigenous areas include pine flatwoods, cypress-pine-sabal palm, hydric pine
flatwoods, and cypress dominated wetlands. The wetland located in the north-eastern portion of
the site had little in the way of exotics and was dominated by bald cypress (Taxodium distichum)
with laurel oak (Quercus laurifolia), pop ash (Fraxinus caroliniana), swamp bay (Persea palustris)
and dahoon holly (llex cassine). Various epiphyte were scattered throughout this area including the
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listed Wild pine (Tillandsia balbisiana), golden polypody (Phlebodium aureum), shoestring fern
(Vittaria lineata) and Florida butterfly orchid (Encyclia tampensis).

A majority of the wetlands are to be impacted with no indigenous preservation consistent with the
Tradeport land use category being proposed by the applicant.

PROTECTED SPECIES:

A protected species survey for Lee County listed species, meeting the requirements of Lee County
Land Development Code (LDC) Section 10-473, was conducted by Wilson Miller Inc. in January
of 2004 on the + 1048 acre parent parcel which included the £ 103 acres being requested with this
application. An updated survey was conducted on the + 103 acre site by Boylan Environmental
Consultants, Inc. in December 2009 and again in January 2010. The survey was field verified by
ES Staff on April 1, 2010. Listed species observed by Boylan Environmental Consultants, Inc on
the £103 acre site included the Little Blue Heron (Egretta caerulea) and the epiphyte Wild pine
(Tillandsia balbisiana), no other listed species were observed. However, the survey conducted by
Wilson Miller, that incorporated the larger parent parcel (1048 acres),observed additional listed
species. The additional listed species observed on the overall project have the potential to occur on
the £103 acre site, therefore ES Staff has identified the species observed by Wilson Miller. These
species include:

The American Alligator (Alligator mississipiensis) is listed as a Species of Special Concern (SSC)
by the Florida Fish and Wildlife Conservation Commission (FWC) and as Threatened by The Fish
and Wildlife Service (FWS) because of its similarity to the American crocodile. Two American
alligator were observed by Boylan Environmental Inc in a borrow area, and there is the potential for
the alligator to utilize the wetlands and borrow area onsite.

Big Cypress Fox Squirrel (Sciurus niger avicennia) is listed as Threatened by FWC and its
distribution is believed to be limited to an area south of the Caloosahatchee river and west to the
Everglades. A Big Cypress fox Squirrel was observed in the cypress wetlands in the southwestern
portion of the parent parcel site. Several stick like structures were also observed that are associated
with the Big Cypress Fox Squirrel.

Gopher Tortoise (Gopherus polyphemus) is listed as threatened by the FWC. Two gopher tortoise
burrows were observed east of the project on the parent parcel.

Several Species of wading bird were observed utilizing the site throughout the parent parcel.

Listed Plant Species include:

Stiff Leafed Wild Pine (Tillandsia fasciculata), The Wild Pine (Tillandsia balbisiana), fuzzy-wuzzy
(Tillandsia pruinosa), Giant Wild Pine (Tillandsia utriculata), Butterfly Orchid (Encyclia
tampensis), and Giant Leather Fern (Acrostichum aureum). These species were observed scattered
throughout the site.

The project is located within the Florida Panther (Puma concolor) Primary Zone and as such
consultation with FWS has been initiated. According to the applicant, consultation with FWS has
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specified that compensation for impacts to habitat for the Florida panther will be accomplished
through off site mitigation.

ENVIRONMENTAL FEATURES:

Objective 114.1 States:

The natural functions of wetlands and wetland systems will be protected and conserved through the
enforcement of the county's wetland protection regulations and the goals, objectives, and policies
in this plan. "Wetlands" include all of those lands, whether shown on the Future Land Use Map or
not, that are identified as wetlands in accordance with F.S. 373.019(17) through the use of the
unified state delineation methodology described in FAC Chapter 17-340, as ratified and amended
by F.S. 373.4211.

A majority of the + 52 acres of wetlands located onsite are proposed for impact by the project. Of
major hydrological importance is a flowway that has offsite connectivity. The origins of the
flowway lies outside the boundaries of the £103 acre parcel, the flowway originates northeast of the
subject property, on the parent parcel, with conveyance through the property along the western
property line. The flowway also has hydrological connectivity to the southwest, traveling under Ben
Hill Griffin Parkway, then offsite to the adjacent property where it is proposed for restoration. The
applicant is proposing to impact a portion of the flowway which has the potential to increase
velocity during major storm events causing downstream flooding. Policy 60.5.3 states: the County
encourages the preservation of existing natural flow-ways and the restoration of historic natural
flow-ways. Compaction of the flowway can also increase sediment and turbidity causing water
quality concerns for downstream property-owners.

The cypress dominated wetland located in the north-eastern portion of the property is also proposed
for impact. Preservation of this wetland would make an excellent addition to the project as an
aesthetic feature and would aid in storm water management, aquifer recharge and flood control.
The wetland could be incorporated into the projects storm water management system, the
management system can then maintain the hydrology and function of the wetland and the wetland
can assist in storm water management, flood control and water quality.

The project is located within the Six Mile Cypress/Ten Mile Canal Watershed and the project’s
Future Land Use is Tradeport and Wetlands. There are special environmental and design review
guidelines for the Tradeport Land Use Category. Lee Plan Policy 1.2.2 includes language for
environmental concerns: Because this area is located within the Six Mile Cypress Basin and is also
a primary point of entry into Lee County, special environmental and design review guidelines will
be applied to its development to maintain the appearance of this area as a primary point of entry into
Lee County. Tradeport is adjacent to the DRGR and as such, Policy 1.2.2: includes language for
the protection of ground water resources stating that: during the rezoning process, the best
environmental management practices identified on pages 43 and 44 of the July 28, 1993 Henigar &
Ray study entitled, “Groundwater Resource Protection Study” will be necessary to protect potential
groundwater resources in the area.

The applicant is proposing wetland impacts to a majority of the £100 acres portion of the DRI
proposed in this text amendment. These wetland impacts are inconsistent with the following Goals,
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Obijectives, and Policies of the Lee Plan:

Lee Plan Goal 60: Coordinated Surface Water Management and Land Use Planning on a
Watershed Basis. To protect or improve the quality of receiving waters and surrounding natural
areas and the functions of natural groundwater aquifer recharge areas while also providing flood
protection for existing and future development.

Preservation or the incorporation of wetlands into the storm water management system will assist
with ground water recharge.

Lee Plan Objective 60.4: Critical Areas. The Six Mile Cypress Basin (as defined in Chapter 10
of the Land Development Code) and the Density Reduction/Groundwater Resource land use
category are both identified as “critical areas for surface water management.” The county will
maintain existing regulations to protect the unique environmental and water resource values of these
areas.

Lee Plan Objective 60.5: Incorporation of Green Infrastructure Into the Surface Water
Management System. The long-term benefits of incorporating green infrastructure as part of the
surface water management system include improved water quality, improved air quality, improved
water recharge/infiltration, water storage, wildlife habitat, recreational opportunities, and visual
relief within the urban environment.

Lee Plan Policy 60.5.2: The County encourages new developments to design their surface water
management system to incorporate existing wetland systems.

Incorporating wetlands into Storm Water Management Systems benefits water quality, water
recharge/infiltration, water storage and the hydrology of the wetland. The applicant is proposing
impacts to the cypress wetland located in the north-central portion of the project.

Lee Plan Policy 60.5.3: The County encourages the preservation of existing natural flow-ways and
the restoration of historic natural flow-ways.

Lee Plan Goal 61: Protection of Water Resources. To protect the county's water resources
through the application of innovative and sound methods of surface water management and by
ensuring that the public and private construction, operation, and maintenance of surface water
management systems are consistent with the need to protect receiving waters.

Lee Plan Objective 61.2: Mimicking the Functions of Natural System. Support a surface water
management strategy that relies on natural features (flow ways, sloughs, strands, etc.) and natural
systems to receive and otherwise manage storm and surface water.

Lee Plan Policy 61.2.1: All development proposals outside the future urban areas must recognize
areas where soils, vegetation, hydrogeology, topography, and other factors indicate that water flows
or ponds; and require that these areas be utilized to the maximum extent possible, without significant
structural alteration, for on-site stormwater management; and require that these areas be integrated
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into area-wide coordinated stormwater management schemes.

Policy 61.2.1: requires projects to use wetlands for storm water management. The project proposes
impacts to a majority of the wetlands. This is inconsistent with the Lee Plan. Incorporating
wetlands into the storm water management system preserves indigenous vegetation, promotes
preservation of wildlife habitat and can be used as an aesthetic feature to promote utilization of
natural features and green infrastructure for storm water management.

CONCLUSION:

The applicant is requesting retail at a higher intensity, for the £103 acre portion of the DRI, than
what is allowed in the Tradeport land use category. A majority of the wetlands are proposed for
impact and limited indigenous vegetation is to be offered for preservation. The property is located
within the Six Mile Cypress Watershed and is a primary point of entry into Lee County. Per Policy
1.2.2 special environmental and design review guidelines are required. Revising this policy
language to allow more retail will require more pavement and less green space. This is inconsistent
with Tradeport land use and does not support the preservation of environmental features.
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Memo

To: Paul O’Connor, Planning Director

From: David Loveland, Public Works Operations Manager, Planning} \A’{/
Dat:  Junell,2010

Subject: CPA 2010-01 (Florida Gulf Coast Technology & Research Park)

The Department of Transportation has reviewed the above-referenced privately-initiated
comprehensive plan amendment, submitted in conjunction with a DRI application, to modify the
“Tradeport” land use designation for approximately 103 acres on the north side of Alico Road
east of Ben Hill Griffin Parkway to allow significantly more commercial development than
otherwise would be allowed. The applicant has asked that this change allow an additional
700,000 square feet of regional and community commercial/retail space by 2030 for purposes of
the traffic analysis (half of that for the 2014 analysis). A significant number of roadways in the
area are projected to fail by 2030, both with and without the land use modification, and there is

" no specific mitigation plan to address those failures or larger public benefit being provided by
the applicant to off-set the failures and justify this modification of critical “Tradeport” lands in
the heart of the “Research Diamond.” Therefore, DOT staff recommends the amendment not be
transmitted.

Analysis of Impacts _

In order to analyze the impact of this proposal on the Lee County MPO’s 2030 Financially
Feasible Plan, the applicant’s consultant added the employment associated with 700,000 square
feet of commercial (1,750 employees) to the zonal data for existing traffic analysis zone (TAZ)
1387, and ran the FSUTMS travel demand model. Based on the model runs on the financially
feasible plan network, six roadway segments within a 3-mile radius of the site are projected to
exceed their adopted level of service standard in 2030 with or without this amendment. They
are: '

Alico Road from Three Oaks Parkway to I-75

Ben Hill Griffin Parkway from Alico Road to FGCTRP Entrance

Ben Hill Griffin Parkway from FGCTRP Entrance to Terminal Access Road
Treeline Avenue from Terminal Access Road to Daniels Parkway

I-75 from Corkscrew Road to Alico Road '

I-75 from Alico Road to Daniels Parkway

Applicant’s Proposed Mitigation
The applicant’s consultant estimates that the project will generate $7.7 million in road impact
fees under today’s rate schedule, and suggests that these payments can be used to fund whatever
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1mprovements are found to be necessary to support general growth in the area. - The DRI
proportionate share amount has not yet been determined, as the DRI analysis is not yet sufficient
and the DRI impacts not yet agreed upon. The consultant suggests that since this development is
not currently anticipated in future growth forecasts that all impact fees generated would be new
revenues beyond the 2030 revenue forecasts. That approach ignores the fact that future road
impact fee revenue forecasts are not site-specific, and does not really address the issue of the
needed improvements being financially feasible and reasonably expected to be in place not only
when the impacts of the development arrive, but in the horizon year of the plan. It also does not
account for the potential reduction or repeal of road impact fees in the future, options that have
been discussed in the current economic downturn.

Needed Infrastructure Commitments

Section B.l.e of the County’s comprehensive plan amendment application states that “An
inability to accommodate the necessary modifications within the financially feasible limits of the
plan will be a basis for denial of the requested land use change.” Normally, the County would
look for a specific financial commitment from an applicant to make the necessary improvements
by the 2030 time frame, otherwise DOT staff would recommend denial under these
circumstances. Without a financial commitment, we cannot say that there is sufficient
infrastructure planned to accommodate future growth, including the amended land use. There
have been some limited instances where the County has allowed such amendments to move
forward based on their specific circumstances; examples include there being no real roadway
solution and the applicant making a commitment to fund alternative modes of transportation, or
there being a site-specific condition put in the comprehensive plan that limits the amount of
development until the needed improvements are incorporated into the financially feasible plan.

Also the MPO’s long range plan is currently being updated and extended to the year 2035, so the
list of improvements that are or will be in the financially feasible plan is somewhat in flux.
However, in this case, we are looking at a proposed land use modification in an area where there
are expected to be significant roadway improvement needs, and the applicant has offered the
payment of impact fees and no other solution.

Based on the MPO’s 2030 Plan, as adopted in December, 2005 and last amended in March,
2006, the needed improvements and their costs are:

Segment Current Needed Cost

Alico Rd., Three Oaks-I-75 6L Alico Expwy. $603,111,223
Ben Hill Griffin Pkwy, Alico Rd.-Terminal 4L I-75 10L See below
Treeline Ave, Terminal-Daniels 4L I-75 10L See below
I-75, Corkscrew.-Alico : 6L 121 $77,514,291*
1-75, Alico-Daniels 6L 10L $78.302,569*
TOTAL $758,928,083

*Pro-rated cost of larger project based on segment length

The MPO plan does not identify improvements to Ben Hill Griffin Parkway/Treeline Avenue
between Alico Road and Daniels Parkway, because the widening of this road is not anticipated to
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be needed once I-75 is widened to ten lanes. One complicating factor in regards to the future
widening of 1-75 is that the Florida Legislature established the Southwest Florida Expressway
Authority in 2003 and gave it the specific objective of expanding the interstate through the
addition of tolled express lanes in portions of Lee and Collier Counties. Both the Expressway
Authority and the Florida Turnpike Enterprise conducted preliminary toll feasibility studies and
determined that a 10-lane interstate project could be supported by toll revenues and financially
feasible, but only if there were 6 tolled express lanes and 4 non-tolled general use lanes. At the
same time, FDOT secured Federal funding to move forward with 6-laning I-75 from Golden
Gate Parkway in Collier County to Colonial Boulevard in Lee County. This project was recently
completed. The added lanes were not tolled, and it may be difficult in the future (legally and
politically) to toll lanes that are not specialty lanes (for example, HOV lanes) or were not tolled
in the past. That means the implementation of a 10-lane project made up of 6 tolled express
Janes and 4 non-tolled general use lanes may not be feasible in the future, and other
configurations may not be feasible as toll-supported projects: With the recent completion of the
6-laning and the reduction in demand on the interstate due to the current economic downturn, the
need for additional lanes has been pushed farther into the future. The Expressway Authority has
recently decided to pursue its dissolution. :

Alico Road

The FSUTMS computerized travel demand model used to analyze the impact of this
comprehensive plan change is a system-wide model that sometimes does not realistically reflect
what might happen at a given site. This plan amendment only affects a portion of the Florida
Gulf Coast Technology & Research Park DRI, adding 700,000 square feet of commercial to the
growth parameters.for TAZ 1387 with centroid connections from the TAZ to both Ben Hill
Griffin Parkway and Alico Road. The model has loaded the majority of the trips from this TAZ
to Ben Hill Griffin Parkway, which results in the two-lane piece of Alico Road east of Ben Hill
Griffin Parkway not being shown as failing. in the 2030 horizon. However, the TAZ 1387
growth parameters don’t include the full level of development proposed for the Florida Gulf
Coast Technology & Research Park DRI, with a buildout year of 2022. The model also doesn’t
reflect the access set-up envisioned in the DRI Master Plan, with one driveway connection to
Ben Hill Griffin Parkway and seven driveway connections proposed onto Alico Road (six of
which access the 103-acre parcel that is the subject of this plan amendment). = Other
comprehensive plan amendments, zoning and local development order approvals in the area have
shown the two-lane piece of Alico Road between Ben Hill Griffin Parkway and Airport Haul
Road as failing in the not-too-distant future with the addition of their development traffic. It is
reasonable to expect that this DRI will also have that effect. The conversion of light industrial
lands in the Tradeport category to something that would accommodate regional and community -
commercial development (and thereby increasing the trip generation potential) would only
exacerbate that potential problem.

Alico Road is also an industrial corridor with significant truck traffic, including the majority of
the mining traffic coming from the limited mining areas off of Alico Road allowed by the
DR/GR plan amendments and code changes. Modifying 103 acres of Tradeport to allow more
commercial development would cause more of a mixing of traffic types than we would otherwise
expect, and could create the kind of safety concerns that are frequently noted by users of
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Corkscrew Road to the south, particularly without the widening of Alico Road. On a two-lane -
undivided road segment such as Alico Road between Ben Hill Griffin Parkway and Airport Haul
Road, there is no median so there is no limitation on the movements coming in and out of the
seven entrances the applicant has proposed. This could create numerous conflict points with
fully-loaded trucks that have difficultly slowing down, in terms of left turns across their path or
right turns in front of them. '

The MPO’s 2030 Needs Plan does not include the widening of Alico Road east of Ben Hill
Griffin Parkway; instead it includes the Alico Expressway to the north as a parallel improvement
that addresses the demand. The Alico Expressway now appears to be an unlikely improvement
given development patterns in the area, and LCDOT staff expects that the on-going update of the
MPO plan to 2035 will drop the Expressway project and add the widening of existing Alico
Road and its extension up to SR 82 (which was the subject of a recent County corridor alignment
study). Whether the widening of Alico Road ends up in the new 2035 Financially Feasible Plan
or the Needs Plan remains to be seen. However, in recognition of the importance of widening
Alico Road in encouraging alternative energy research and development activities in this area
and eliminating obstacles to their establishment, the County is proposing to fund the preliminary
engineering/design/permitting effort for the four-laning of Alico Road from Ben Hill Griffin
Parkway to Airport Haul Road in its CIP. Unfortunately, severely declining transportation
revenues do not allow the County to fund the right-of-way and construction phases at this time.

Whether through this comprehensive plan amendment process (if approved) or the DRI process,
the applicant should be required to address the need for future widening of Alico Road between
Ben Hill Griffin Parkway and Airport Haul Road, the entire length of which this applicant owns
frontage. The applicant could commit to pipeline his DRI proportionate share to the
improvements, and/or provide right-of-way for the roadway widening and/or water treatment, or
make a commitment to take the roadway drainage into the site drainage. The various land
owners have not yet developed a cooperative approach to dealing with the issue. The County
- may consider the establishment of some sort of funding mechanism for the property owners in
the area to help pay for the road widening and other infrastructure needs (i.e., water and sewer
lines), such as an MSTU. Such a mechanism could allow for credits against future impact fees
or DRI proportionate share obligations. This property owner should be required to participate in
any such funding mechanism established by the County in the future.

Summary

Consistent with the requirements of the County’s comprehensive plan amendment application,
the lack of a specific financial commitment from the applicant to make the necessary roadway
improvements by the 2030 time frame causes LCDOT staff to recommend not transmitting this
amendment.

Please let me know if you need any additional information.

cc: Donna Marie Collins, Chief Assistant County Attorney
Brandon Dunn, Senior Planner, LCDCD
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SUMMARY AND CONCLUSION

Lee County's economic base consists primarily of tourism,
retirement, and related construction activities. These have been
the chief contributors to the County's growth, and they can be
expected to play a continuing, strong role in its economy. However,
a long-term reliance on these sectors without major increases in
other sectors would create major economic problems for the County's
citizens and major fiscal problems for their local government.

Many of the jobs generated by tourism, retirement, and con-
struction are low-paying, seasonal, and highly cyclical, and they
generate relatively modest tax revenues. Moreover, their currently
rapid rates of increase can be expected to level off in the long
term because: (1) retirees are attracted by a pleasant climate,
good public services and small urban size, but attraction diminishes
as costs of living increase and urban areas become large; (2)
tourism is over 70% water-oriented, and the County's inventory of
developable water property is finite:; (3) construction not only
depends heavily on tourism and retirement growth, but it also
diminishes as growing numbers of retirement units become available
for resale because of retirees’ relatively short life spans.

Lee County is also the.manufacturing, wholesaling and distri-
bution center of a rapidly growing Southwest Florida population
market, and this role as a regional headquarters can only be en-
hanced by the recent opening of Interstate Highway I-75 and the
new regional airport. Industrial sites will be needed for these
growing activities.

But the County's economy needs to diversify even further, and
its growing potential for attracﬁing new, clean manufacturing
activities offers such an opportunity. Compared to other economic
base activities, manufacturing is relatively stable (i.e., non-
cyclical), high paying, and nonseasonal, and it generates revenues
‘needed to provide roads, schools and other public services. More-
over, manufacturing does not require in-migration for economic

growth.
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Without such a broadening and strengthening of the local
econcmy, Lee County will be hard pressed to provide enough jobs
for its own working-age labor force, and its economically active
population will have to move elsewhere to find work.

Lee County's manufacturing employment, while growing rapidly
in percentage terms, is still extremely low, not only when com-
pared to the U.S. and the State of Florida as a whole, but even
when compared to other similar Florida counties with a heavy
reliance on retirement and tourism. In 1980, only 1.75% of the
County's population worked in manufacturing jobs. With minimum
growth in the manufacturing sector, this can be expected to rise
to 2.04% by 2005, which is the target year for the Comprehensive
Plan. With a very modest effort to attract industry this could
rise to 3%. With a moderate effort it could become 5%. 2And a
maximum but achievable goal would raise it to 7.5%.

At a minimum, even if there is no significant effort to in-
crease manufacturing activity, there is a need to show 7,255 acres
of industrial land (that is, light industry/research/related office
districts) cn the County's land use plan map. Based on 3%, 5%,
and 7.5% manufacturing employment, this need increases to 8,257,
9,709, and 10,683 acres, respectively.

But just as important as providing an adequate amount of
industrial district land is the need to save it in the right places,
because of industry's special locational requirements.

Ironically, if Lee County errs in its long-term land use
planning, it is Jess Tikely to be in the category of environ-
mentally critical areas. That issue, while still sShak , has
attracted stron ublic and governmental attention, and its
importance is graphic. The greater riSk is in the area of
industrial land use planning, because the long~term economic
and fiscal implications of being short-sighted in the preser-
vation of enough good industrial sites seem remote and elu-
sive today, and the problems faced by older retirement/tourism
centers like Miami Beach and St. Petersburg seem far away.

ii
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I. INTRODUCTION

In August of 1979 the Lee County Board of County Commissioners
adopted a Comprehensive Development Plan in accordance with the State
of Florida's Local Government Comprehensive Planning Act of 1975,
as amended. This Plan consists of a text containing goals, objec-
tives, policies, implementing actions and standards for land use,
transportation and other plan components. However, it does not
contain a land use plan map showing the type, intensity and location
of various intended land use categories.

The County is now revising and refining its Comprehensive
Development Plan, and a part of this refinement will be the addition
of such a map.

The purpose of this report is to examine the need for including
areas for future industrial development in the land use plan map
and to give some indication of how much land should be included, and
why, as well as general locational criteria.

The balance of the report is divided into four chapters and a
series of supporting appendices. Chapter II presents an overview of
Lee County's present economy, identifies some future economic
problems that need to be anticipated and dealt with in advance if
they are to be resolved, and spells out some of’the adverse conse-
quences of not deing so.

Chapter III identifies alternative courses of action that can
be taken in order to forestall these problems, investigates the’
reasonableness of such courses of action, and lays a policy basis
for proceeding to implement them.

Chapter IV presents a quantitative analysis of Lee County's
future industrial land use needs on the basis of the various policy
alternatives identified in Chapter III--in other words, how much
industrial land is the County going to need to provide for in
its Land Use Plan?

Finally, Chapter V deals with the equally important question of
where these future industrial areas should be located, in view of
the special locational requirements of industry and the importance
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of identifying and protecting such areas well ahead of time.

Because of the extensive documentation accompanying these
chapters, and in order to keep them as short and readable as
possible, most of the supporting analyses, tables, and citations
have bheen put into appendices.

At the back of the report is a selected bibliography listing
many of the reference materials used in conducting this research.
Except for local materials (i.e., from Lee County, Southwest Florida,
and Florida) the reference most frequently relied upon is Urban
Land Use Planning, by F. Stuart Chapin and Edward J. Kaiser, because

this is the preeminent and most thorough treatise on the subject,
although the Urban Land Institute, the International City Management
Association, the American Planning Association, the National Planning
Association, the author's own earlier work, and other sources are
also extensively used.
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II. THE LEE COUNTY ECONOMY AND ITS
IMPLICATIONS FOR LAND USE PLANNING

Current Employment and Employment Trends in Lee County

In order to estimate how much industrial land Lee County will
need in future years it is necessary to examine the County's
~economy as it now exists, the ways in which it has been changing,
and the ways it might change in the future. Accordingly, probable
or proposed future levels of "industrial" (that is, manufacturing,
distribution, and related) employment can be estimated and trans-
lated into acreage needs.

Lee County's present employment base is typical of that of a
fast-growing, predominantly retirement/resort/tourist community.
Compared to "typical" American cities or to the nation as a whole,
the County exhibits an extremely heavy reliance on retail trade,
services, and construction activities. This is demonstrated by the
following table, which shows that over 56% of the County's employ-
ment is in these three activities alone. Not surprisingly for a
fast~-growing, retirement oriented community, finance-insurance-
real estate accounts for another 9% of the employment, so that the
four sectors combined account for nearly two thirds (65%) of the
County's employmeﬁt.

In contrast, manufacturing, which is the mainstay of "average"
urban areas and accounts for about 22% of total U.S. employment,
represents only 5% of Lee County's employment.
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WAGE AND SALARY EMPLOYMENT
IN LEE COUNTY: 1983

Number of

Emplovees Percent
Retail Trade 18,060 22.7 '
Services 17,060 21 .4
Government 12,070 15.2
Construction ’ 9,490 11.9
Finance, Insur., & Real Est. 7,130 9.0
Transp., Commun., & Utils. 4,280 5.4
Wholesale Trade . 4,160 5.2
Manufacturing - 4,030 5.1
Farm 1,760 2.2
Other 1,300 1.6
Mining 300 0.4

Total 79,640 100.0

Source: National Planning Association analysis of U.S Census data.

The next table, which ranks these same activities in the
order of their 1970~83 numerical increase, shows that this depen-
dence on touriSm, growth in retirement population, and related
construction activity is not a new phenomencn in Lee County.
Services, retail trade, construction, and finance-insurance-real
estate accounted for 31,150--or 67%--~0f the new jobs created in
the County during the last 13 years. Manufacturing accounted for
2,290 added jobs during this same period. This growth in manufac-
turing is a significant increase in absclute numbers and one which
kept pace with population growth and obviously translates intc the
need for additional land for manufacturing. activities, but it
nevertheless constituted only 5% of the total increase in jobs.
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GROWTH IN WAGE AND SALARY EMPLOYMENT
IN LEE COUNTY: 1970-1983

1970-1983
Number of Employees Increase
1970 1983 No. 2

Services 5,850 17,060 11,210 191.6
Retail Trade 7,570 18,060 10,490 138.6
Government 5,520 12,070 6,550 118.7
Construction 4,300 9,490 5,190 120.1
Finance, Insur., Real Est. 2,870 7.130 4,260 148.4
Wholesale Trade 1,110 4,160 3,050 274.7
Manufacturing ' 1,740 4,030 2,290 131.7
Transp., Commun., Utils. 2,020 4,280 2,260 111.9
Other 530 1,300 770 145.3
Farm 1,590 1,760 170 lo0.7
Mining 110 300 190 172.7
Total ' 33,190 79,640 46,450 l40.0

Source: National Planning Association énalysis of U.S. Census data.

One might at first expect that this is because Lee County is
in Florlda, and Florida as a whole 1ags behind the U.S. in per=-
centage of manufacturing activity. ' However, as the following
table 1llustrates, while manufacturing is 22, 4% of total nonfarm
employment in the U.S. as a whole and 12. 8% in Florida, it is
only 5.7% in Lee County, or less than half of even the Florida
percentage,
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PERCENT DISTRIBUTION OF NONFARM
EMPLOYMENT IN U.S5., FLORIDA, AND LEE COUNTY: 1980

U.S. Florida  Lee County
Trade 22,7 - 26.1 29.2
Manufacturing | 22.4 iz.8 5.7
Services (Incl. Mining) 20.7 23.1 21.3
Government : 17.8 17.3 l6.2
Finance, Insur., Real Est. 5.7 7.1 9.0
Transp., Commun., Utils. 5.7 6.1 ' 5.9
Construction 5.0 7.5 12.7

Total 100.0 100.0 100.0

But even more significantly, when Lee County is compared only
to other Florida counties with significant concentrations of retire-
ment and/or tourism, it still ranks very low in its share of
manufacturing employment. This is illustrated in the accompanying
map.2) '

a) Excerpted from the Lee County Overall Economic Development Plan
1982 Update.
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Thus, while Lee and the two adjacent counties of Charlotte and
Collier had less than 5% of their employment in manufacturing in
1979:
o Sarasota, Pasco, Hernando, Martin, St. Lucie, Volusia,
and Flagler Counties were between 5 and 9%.

o Manatee, Pinellas, Indian River, Hillsborough, Dade,
Broward, Orange, and Palm Beach Counties were between 10
and 14%. '

o And Brevard and Polk Counties were between 15 and 19%.

Basic and Non-Basic Activities

In order to understand the important linkage between a commun-
ity's economic base and its land use plan it is helpful to undexr-
stand the concept of "basic" and "non-basic" economic activities,
not only as it relates to urban places in general but particularly
as it relates to Lee County.

Basic activities are usually defined as "those activities
which sell goods or services to consumers who live outside of the
area"--that is, those activities that export products. Examples
include: the automobiles which Detroit produces and sells beyond
its borders; the port activities in New Orleans which serve
people in other areas; films produced in Los Angeles; and
steel produced in the Pittsburgh area.

However, for Lee County as for many Florida places, this defin-
ition needs to be revised because of the important roles that
"transfer payments" (social security, medicare, pensions, etc.) and
tourism play in bringing money into the area. Hence, for Lee
County's purposes, basic activities are "those which sell goods or
services to consumers who derive their income frem outside the
area.” This would include not only manufacturing but also hotels,
motels, amusements, and even retail stores to the extent that they
sell to tourists and retirees.

Non-basic activities, on the other hand, are those which sell
goods or services to local residents and which, in and of themselves,
do not bring new money into the community but instead recirculate
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money within the community. Many establishments are mixtures of
basic and‘non—basic——e,g., restaurants and retail stores that sell

to retirees and tourists (basic activity) and also to local employees
{non-basic activity).

The important characteristic of basic activities is that they
constitute the community's economic base, for without them there
would be no economy--a community cannot live on recirculation
alone. Hence, the addition of basic industry will employ more
workers within the area, and since these workers and their dependents
are also consumers they will require the usual array of services—-
barbers, retail clerks, police, firemen, and so on. Consequently,
the addition of basic workers results in additional non-basic
workers. As explained in a related report on the subject from
‘which much of the above explanation is derived:

"Thus, the addition of basic workers will result in

additional non-basic workers. The workers added may

or may not have migrated to the area. The additional

income originally earned by these new basic industry

workers is subject to the multiplier effect. This

effect describes the process whereby the income earned

from exporting, which enters the local economy in the

form of wages and salaries as well as the purchases of

materials or dividends, becomes the income of other

local residents who themselves do not engage in exporting.

Both the basic sector and the non-basic sector, then,

are related to external factors - the basic sector

directly and the non-basic sector indirectly through the

basic sector. As the demand for exports grows, the basic

sector will also tend to grow. This, in turn, will tend
- to cause expansion in the supporting activites of the

non-basic sector."a)

Hence, the two preceding tables in this chapter take on added
significance. . Lee County's preponderant employment in services,
retail trade, construction, and finance-insurance-real estate is

a direct reflection of the fact that Lee County's economic base
rests heavily on tourism, retiree in-migration, and the real estate

development activities attendant thereto, in contradistinction to

manufacturing and other traditional urban economic base activities.
This comes as no surprise to anyone familiar with Lee County,

a) The Broward Ecohomy (see Bibliography).
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Its significance lies, rather, in the implications for the future
as discussed later in this chapter.

Industrial Employment Growth in Lee County

Before proceeding to the qguestion of future implications,
another point concerning Lee County's current growth picture needs
to be made. As discussed later in Chapter IV and its appendices,
"industrial" districts in the zoning or land use sense include much
more than manufacturing employment: they also include sizeable shares
of transportation-communication-utilities, wholesale trade, and
construction employment. Moreover, as "industrial parks" continue
evolving into "light industrial/research/business parks" they will also
include a scattering of retail, trade, services, and other employ-
ment. Thus, while it is true that manufacturing employment per se
grew by only 2,290 employees, or 131.7%, during 1970-1983, the
employnment of the type that will typically occupy future industrial
districts grew by 8,842 employees, or 139.9%, during the same

period. This means that even though manufacturing has been and
continues to be a small part of Lee County's total employment, the
need for future industrial district lands is much more significant
than might otherwise be expected, even on the basis of current
trends.

This analysis is included in Appendix II-A and summarized
below:

1970 1983 1970-83 Increase
Empl.  Empl. No. 3
Manufacturing Employment 1,740 4,030 2,290 131.7
"Light Indust./Research/
Business Park" Type Empl. 6,321 15,163 8,842 139.9
10
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If Current Trends Continue

Each year the National Planning Assqciation (NPA) makes
detailed projections of future employment distributions for the
U.5., states, metropolitan areas, and counties. It uses a
statistical model based on past and current U.S. Census data and'
"normal" expectations of future tremnds. NPA's most recent forecast
suggests that by the year 2000, 1 out of 5 jobs in the U.S. will
be located in Florida, Texas and California. A further analysis
of its figures, however, indicates that it expects Lee County,
which cﬁrrently has about 1.75% of its population employed in
manufacturing jobs, to increase this to only about 2.04% by the
year 2000. This is, of course, based on the assumption that Lee
County will do nothing to alter this trend over future years.

The implications of this assumption are further discussed below.

Implications for Land Use Planning

As discussed above, Lee County's economy relies heavily on
retirement, tourism, and construction for its economic life. Tts
reliance on manufacturing is extremely slight, not only when
compared with the U.S. as a whole but also when compared with the
rest of Florida. But what is even more striking, Lee County's
manufacturing sector is quite small even when compared with that
of similar Florida counties which, like Lee, are predominantly
oriented toward tourism and retirement! Below is a discussion of
these factors and their implications for the future that should be
taken into account in Lee County's Comprehensive Plan.

Retirement. Lee County's very rapid growth in recent years 1s
attributable mostly to the in-migration of retirees. As described
earlier, retirees are, in effect, a basic economic activity because
their money comes into the area from elsewhere and it generates
local jobs in trade, services, government, construction, etc.

The greatest impact of the retirement industry is its impact
on construction at the time the retirees first move in. If the
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rate of retiree in-migration decreases, this construction employ~
ment is lost without a corresponding increase in some other
employment category. In contrast, when manufacturing (for example)
moves into the County, it too generates construction employment,
but when the construction is completed its employment is replaced
by an even greater level of production employment. In addition,
the limited life span of retirees means that large numbers of the
retiree dwelling units now being built annually will increasingly
go on the resale market, which will reduce the economic stimulus
due to new construction.

Another concern is that retirees have an important impact
on the County's tax base. Not only do they’receivé homestead
exemptions but there is no corresponding place of employment
which is subject to taxation.

Finally, the rate of retiree in-migration does not continue
upward forever. Retirees are typically attracted by a warm climate
and the provision of good services at low cost, and they are
repelled by a high cost of living and large urban size. As Lee
County continues growing in population size and urban extent, the
growth of its retirement industry can be expected to level off.

While retirement should and will continue to be a valued
sector of the Lee County population and economy, it would clearly
be to the County's advantage to balance and diversify its economy
and tax base through the expansion of other economic sectors.

Tourism. The other important growth industry in Lee County is
tourism. As with the tetireﬁen% industry, the attractiveness of
Lee County as a place to live and visit, plus the County's
heightened awareness of the importance of Preserving environmental
amenities, will insure that tourism continues to play a vital
role in the County's economy. However, its rate of increase as a
growth industry will probably not continue unbridled. Seventy
percent of Florida's tourism is water-oriented. It is reasonable
to assume that at least this much--and probably more--of Lee
County's tourism is water-oriented. Even though Lee County has
much more total land area than it can possibly fill up in the
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foreseeable future, the County's supply of unused water-oriented
properties is finjite. The limitation on this resource is, if
anything, intensified by the increasing environmental constraints
that are imposed on development, in terms of where development
can occur, under what circumstances and at what densities.
Moreover, tourism hds some drawbacks as an econonic base:
(1) it is a low wage industry; (2) it is seasonal: and (3) it is
‘very cyclical in response to national econmic conditions.

Hence, as with retirement, the County should continue to
foster and strengthen its tourism base while at the same time
looking for ways to balance and diversify its economy in other
ways.

Construction. The construction industry is a major employer in
Lee County, accounting in 1983 for 11.9% of all employment. As
pointed out earlier, most of this is attributable to the growth
of the retirement and tourism industries.

Nationally, between 5 and 6% of the employed labor force is
engaged in construction. As a general rule an urban area with

more than this portion is growing, whereas one with less is
declining. By this criterion, Lee County is clearly in a strong
growth phasé. But a continuation of these high levels of
construction activity over the long term is doubtful. For

example, Broward County, whose traditional economic base is similar
to Lee's but which is in a later stage of development, had an
extremely high rate of construction employment during its period
of high growth in the early 1970's. But by 1980 construction's
share of total employment in Broward had dropped by 14%.

In conclusion, a diversification and broadening of Lee
County's economic base would : (1) provide jobs for Lee County's
working age population who otherwise will have to move out of
the County in search of job opportunities; and (2) increase
the tax base in order to keep taxes on residential property
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from rising inordinately. If this does not occur, such as
through efforts to attract industry as discussed in the next
chapter, then either (1) residential tax rates will have to rise,
or (2) needed capital improvements such as roads and schools
will have to be deferred or eliminated in order to keep property
tax rates low. However, the deferral of needed capital improve;
ments would make Lee County less attfactive to economic (e.qg.,
industrial) growth (which; ironically, will eventually lead to
increased residential taxes!) The recent move of electronics
industries (valued for their cleanliness and high pay) from

San Jose and Santa Clara to such places as Boise, Salt Lake City,
and Phoenix, in part because of congested roads and schools, is
testimony to this. Closer to home, the fiscal dilemmas faced by
Miami Beach and, more recently St. Petersburg, because of a lack
‘of any long term effort to balance their economies, offer a

poignant lesson to Lee County.
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IIT. POLICY RECOMMENDATIONS

The findings of Chapter II suggest that Lee County should
broaden its economic base in ways that will supplement the County's
currently heavy reliance on tourism, retirement and related
construction activities, such as by expanding and strengthening the
manufacturing and related sectors of the County's economy. This
is not a new idea. Later sections of this chapter identify the
substantial, official policy basis that already exists for increasing
the County's manufacturing sector and reconfirm the feasibility of
doing so. First, however} the desirability of such a course is
reviewed below. |

Desirability of Increasing Manufacturing Activity

Lee County is going to continue to need to provide jobs for
people entering the labor force if it is to prevent the out-
migration of the economically active segment of its population.
In 1983, for example, the County's has about 56,000 people age 19
or younger.a) The now prevailing industries of tourism, retire-
ment, and construction will, of course, absorb much of this emerging
labor force. But on the basis of the discussions set forth in
Chapter II, it can be seen that there are two sets of limitations
connected with this type of employment. First, many of these jobs
tend to be low paying, seasonal, and cyclical. Second, as these
sectors grow at slower rates and eventually level out, in the
long term, even these jobs will become more scarce. The net
long term result of these combined factors means fewer jobs, lower
paying jobs, and increased taxes on residential property and/or
reduced public services.

The advantages that manufacturing jobs have over those in the
tourism, retirement and construction industries is that: (1) on
the average, they are higher paying, non-seasonal and more stable;
(2) they "pay their way" by providing a good tax base; and (3) they
do not require in-migration for their markets.

a) NPA current estimate.
i5
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The importance of these considerations in setting a community's
land use planning goals are summed up by Chapiﬁ_and Kaiser as
follows:

"Goals for Economic Development and Work Areas. A stable

and diversified metropolitan economy emphasizing (a) an
industrial mix minimally affected by cyclical fluctuations;
(b) a makeup of trade and services capable of serving

all basic needs of residents and businesses in the trade
area; (¢) an employment structure and a range of wage
scales commensurate with skills and experience of the
area's labor force; and (d) sites for work areas accessible
to worker housing, energy-efficient in location, environ~
mentally suitable for development, cost-effective to serve
with infrastructure, and compatible with surrounding areas."

One of the reasons for the extensive documentation in this study
for an objective whose desirability would be obvious in most com-
munities is that Lee County officials can always expect a certain
amount of deep-seated, automatic opposition to industrial develop~-
ment from people who either do not understand the dire fiscal and
economic implications of their position or don't care. Much of this
is understandable when one realizes that the word "industry" or--
more specifically, "manufacturing"--conjures up an image of the very
thing many Lee County residents deliberately moved away from: ugly,
crowded, dirty, noisy, smelly factories. But that view is not at
all representative of modern, low density, attractive, and environ-
mentally pleasing manufacturing activities of the type that can be
attracted to Lee County today and in the future. As summarized by
a report prepared for the Lee County Industrial bevelopment Authority
by the Fantus Company:

"...much of the opposition to industrial expansion in Lee
County stems from outdated impressions of the environmental
effects of manufacturing operations. Many area residents
formerly lived in northern cities, which have experienced
serious industrial pollution problems. They are fearful
that Lee County's environment could be damaged by an influx
of new industry. This attitude is reflected in newspaper
editorials and statements by public officials suggesting
that only "clean" industry should be encouraged to locate
in the county. (In reality, advancements in pollution control
technology have made it possible for virtually any type of
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manufacturing operation to be environmentally clean.)"

Existing Policy Basis for Increasing Manufacturing Activity

The official policy basis for accommodating increased manufac-
turing activity in Lee Couhty's Comprehensive Plan already exists.
More speciiically, Appendix III~A identifies a series of official
policy bases at state, regional and local levels which speak clearly
to the need for industrial development. They reflect a continuing
awareness and commitment on the part:of public officials to the need
for attracting a diversity of activities that will provide adequate
jobs, economic stability and fiscal solvency. Sources quoted in this
appendix include:

o Office of the Governor, State of Florida Office of Planning
and Budget

© Southwest Florida Regional Planning Council

o Lee County Industrial Development Authority

© Lee County Overall Economic Development Program Committee

o Lee County Board of County Commissioners

Feasibility of Increasing Manufacturing Activity

Assuming that the goal of increased manufacturing and other
industrial activities is & desirable one, and assuming further that
there exists an adequate policy basis for reflecting this goal in
the Comprehensive Plan and its land use plan map, there remains the
matter of feasibility. Southwest Florida and Lee County are known as
popular retirment, resort, ané tourist centers, not as industrial
centers, and it is important to understand that this can and should
change over time. Thisvséction briefly summarizes Lee County's
economic character, strengths, weaknesses, and potentials as a back-
ground for evaluating the likelihood of maintaining and increasing
its manufacturing, wholesaling, distribution, and related industrial

- activities. COUNTY
FLANNING DIVISIONM
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Lee County is c¢learly the wholesaling and distribution center
of Southwest Florida. With a little over one~third of the region's
population, Lee County contains 40% of all wholesaling firms in the
region and 47% of the large (20+ employees) ones. Lee also leads
the region in manufacturing with 44.5% of the firms and 43.3% of
the employment. ’ '

Although manufacturing is still a relatively small part of the
Southwest Florida economy, it has been growing rapidly in percentage
terms. From 1970 to 1980 the region's manufacturing employment nearly
doubled--from 6,480 employees to 12,270. But Lee County accounted
for the largest part of that growth, with a 222% increase. The
County's léading manufacturing operations are: stone, clay and
glass products; printing and publishing; lumber and wood products;
fabricated metal products; electric and electronic equipment; med-
ical and other instruments; petroleum and coal products; food and
kindred products; and transportation eguipment.

As an interesting side note, it will be recalled from an earlier
section that Lee County's present reliance on such sectors as
construction creates problems of cyclical vulnerability. Accordingly,
during 1974-79, while the County's total non-farm personal income
rose by 98%, construction personal income increased by less than
half, while manufacturing personal income more than doubled!

At one time it was believed that Southwest Florida had rela-—
tively little potential for manufacturing, because: (a) it had
no natural resources; and (b) it was not close to the center of
national consumer markets. Neither of these is any longer applicable.
Manufacturing is far less resource and market oriented than it once
was. To a great extent it can locate wbere it wants to locate,
and the same "good life" amenities of a pleasant climate and other
features that attract retirees and tourists to Florida are also
important to industrialists and their employees.

In fact, past impediments to industrial growth in South
Florida were less due to a lack of resources and central location
than they were to lack of a skilled labor force, lack of an adequate
infrastructure to support manufacturing operations, and a relatively
low purchasing power in local markets. Not only have these impedi-
ments continued to vanish rapidly, but the proximity of South
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Florida to Latin American markets is growing in significance.

The industrial potential of Lee County's transportation
facilities, including newly opened Interstate Highway I~75 and
the new regional airport,are impressive. They have been amply
described in other reports and need not be repeated here,
Detéiled descriptions can be found in:

© The Southwest Florida Economy, Regional Comprehensive
Plan Series. Southwest Florida Regional Planning
Council. 1982. Pp. 59-63.

0 Overall Economic Development Plan Update. ILee County.
1982. Pp. 141-142.

Last year the Fantus Company produced a reporta) for the Lee
County Industrial Development Authority, which reviewed the County's
advantage as a location for industry. The report provides a ready
checklist of various reasons why Lee County can become an iﬁcreasingly
attractive site for industry. Topics covered include:

0 Labor market
Labor costs
Labor attitudes
Vocational education
Quality of Life
Transportation

O 0 0 0 0o 0O

State and local business climate

The report points out that Lee County's "manufacttring sector
is a small but highly diversified part of the local economy. A
wide variety of products are ﬁanufactured‘in the county, incluaing
medical equipment, quartz crystals, electronic‘instruments, indus—
trial filtration systems, fiberglass boats and pre—engineeredk
steel buildings." ‘ . ’

The County's industrial 1ocation'advantages are also pointed
out in the text accompanying the Chamber of Commerce's industrial

a) Industrial Location Advantages of Lee County. fThe Fantﬁs
Company. Chicago. 1982.
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site map and in other publications.

Not to be overlocked are the County's industrial location dis-
advantages. The Fantus Company produced a companion reporta) to
the one above, on this subject. The primary disadvantages that
were identified are: (1) distance to northeastern, midwestern,
and western markets resulting in relatively high shipping charges '
to these regions; (2) high cost of electric power; (3) lack of
natural gas service; (4) inadequacies of public sewerage systems.
It is clear, however, that in balance these disadvantages do not
negate Lee County as a good place for industrial development. What

they do, instead, is indicate: (1) which industries the County should

or should not seek or expect, and/or (2) steps that can be under-
taken to overcome the disadvantages.
The report presents some strong opinions on “Industrial Sites--—

The Problem" which, because of their relevance to +he guestion of land

use planning and zoning, are quoted below:

"The present industrial site situation in Lee County must

be rated as generally unsatisfactory. Although the county
contains about 5,000 acres of industrially zoned land, only
a small fraction of this acreage has actually been developed
for industrial use. Very few of the sites currently on

the market are likely to be attractive to manufacturers
seeking locations for branch plants of any significant size.

"Traffic problems and the encroachment of commercial and
residential development on industrial site areas are
obstacles to further expansion of manufacturing facilities

in the urbanized portion of the county. In addition, land
costs at prime urban locations have risen to prohibitive
levels. (Asking prices for vacant industrially zoned

parcels in Fort Myers range as high as $4.50 per square
foot). Site possibilities in rural Lee County are restricted
by road access and utility service problems.

"Potentially, the most advantageous location in the county
for new industry is the Interstate 75 corridor. The
expressway is uncongested and provides rapid access to

the new regional airport. The area alorng I-75 is free of
existing development incompatible with industry, and land
prices are substantially lower than in the urban centers
of the county. Unfortunately, most of the land which has

a} Industrial Development Problems and Priorities in Lee County,
Florida.
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been developed for industrial use in the I-75 corridor
has either been sold or divided up into small parcels.
(Only 25 acres remain on the market at Interstate 75/Bay
Shore Industrial Park, and the largest available parcel
at Billy Creek Commerce Center contains about 20 acres).

"A large amount of acreage will be made available for light
industrial use in the planned development near the regional
airport which has just been announced by Westinghouse.
However, this project will not provide any near term relief
for the site shortage. Westinghouse anticipates a lead time
of eighteen months for the completion of the planning and
permitting process prior to commencing the development work.

"The site development outlook for the interim is highly
uncertain. While extensive tracts of raw land along I-75
are available for sale to industry, the feasibility of
extending utilities to these properties has not been
determined. Several large industrial parks are reportedly
in the planning stage on or near the expressway, but no
definite time table for any of these developments has

been announced.

"Uncertainty also ekists as to the attitude of local govern-
ment towards projects of this type. Industrial site devel-
opment in Lee County has been hindered by complicated

zoning and permitting procedures which have tended to be
applied in a restrictive manner. An industrial park owner
informed Fantus that the implementation of his devel-

opment plan had been delayed for three years by zoning

and related problems. In another case, about one year was
required for the completion of the various procedures leading
to the approval of an industrial park project. One plan

for a major industrial park has been stalled for two years
pending authorization of a needed change in zoning classifi-
cation.

"The proposed new development code for Lee County is designed
to introduce greater flexibility into the zoning process.
Also, the County Commission has recently adopted procedures
for expediting zoning hearings. Obviously, it is too early
to assess the probable impact of these new approaches on
industrial site development."

A "Lee County Port Feasibility Study" was produced in 1982,2)

which found that a market now exists for a liguid bulk facility that

could handle petroleum products including gasoline, diesel fuel,

a) Lee County Port Feasibility Study, Prepared for the Lee County
Port Authority, by PRC Harris (Fort Lauderdale, Fl.) and Russell
and Axon (Daytona Beach, Fl.). 1982.
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and jet fuel for the immediate area. A projected 50 tons/year
of fish was also found probable in conjunction with a seafood
industrial park that would include an ice plant, refrigerated
warehouse, canning plant, fish meal facility, and fishing boat
servicing. The report also suggested that a terminal or port
facility might attract other uses. One interesting facet of
this study is that it identifies a market area for Lee County
port activities that, except for Tampa and Miami, include all
of the area within an arc reaching north to Manatee County and
northeast to St. Lucie County. The study also recommends the
establishment of a foreign trade zone to promote industry and
commerce in Lee County;

Some observers of the economic scene (e.g., Pishkindf”are
downright bullish about the industrial future of Southwest Florida,
pointing out the analogy between I-95 on the east coast and the
newly opened I-75 on the west coast, and anticipating, among other
things, a field day for electronics manufacturing.

The Southwest Florida Regional Planning Council's 1980 report on
Commercial and Industrial Strategies sums up its outlook as follows:

"Lee County does possess many advantages and inducements

to economic development, in addition to the amount of land
available. Community facilities, services and infrastuc-
ture are relatively well-developed, and the County's position
as the major growth center in the Region provides another
inducement to further economic development."

In order to realize its economic development potential, Lee
County will have to provide--through its land use plan and related
implementation measures--adequate and well situated industrial
sites, as discussed in Chapfers IV and V. But just as importantly,
there will have to be adegquate provision of housing, roads, schools,
and utilities. Without that, industry in general and highly desired
industries such as electronics in particular will simply not move in,
just as they have left other areas for the same reasons. Fortunately,
however, the same industrial development that requires good community
facilities also provides the financial basis for providing them.

a) Henry Fishkind, Director, Bureau of Economic and Business
Research, University of Florida.
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Alternative Policy Assumptions for Increasing Manufacturing Activity

Lee County now has about 1.75% of its population employed in
manufacturing jobs. "Normal®" projections, assuming no concerted
effort to increase this figure, show an increase to 2.04% by 2005,
the target year of the Comprehensive Plan. Broward Céunty~—which'
is much larger than Lee and in a later stage of development,»but
which has historically shared Lee's basic economic underpinnings
of retirement, tourism, and construction--has adopted a Year 2020
goal of having 7.5% of its population employed in manufacturing in
order to forestall the problems of such Places as Miami Beach and
St. Petersburg as these traditional economic sectors mature. This
goal is quantitatively reflected in Broward County's land use plan.

In order to bracket the land use implications of alternative
economic policies, Chapter IV (following) carries forward four
assumptions as to what Lee County's future manufacturing employment
levels might be by the year 2005. They are:

© 2.04% of the population, which is viewed as a minimum,
assuming no policy intervention whatever;

o 3%, which assumes an extremely modest effort to attract
and accommodate manufacturing;

o 5%, which assumes a moderate effort; and

Q0 7.5%, which is viewed as a maximum but achievable goql.a)

An earlier survey conducted by the author identified, for example,
the following recent percentages in other areas: Phoenix (urban
planning area), 5.8%: Houston region (6 counties), 7.4%; Seattle
(Xing County), 8.5%; Atlanta region (7 counties), 8.6%; Charlotte
(Mecklenburg County), 10.6%; Snohomish County (near Seattle), 12.6%.
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IV. QUANTIFICATION OF INDUSTRIAL LAND USE NEEDS

Estimates of the amount of industrial district land that
should be indicated on Lee County's land use plan map can be com-
puted by means of the following steps:

0 Project the future number of employees that will occupy
industrial districts over the term of the planning period.

0 Estimate what the average industrial district density (as
measured in employees per gross acre) will be.

o Divide the future number of employees by the density to
yvield the estimated number of acres that will be developed
as industrial districts.

o Multiply the estimate of developed industrial acreage by
a safety factor to produce an "industrial reserve" that
will be adequate to accommodate the possibility that:

(a) growth will occur faster than anticipated and/or
(b) densities will be lower than anticipated.

o0 Multiply the above acreage by a flexibility factor to
allow for the potential unavailability of certain sites
when and where needed, thereby producing the total number
of acres that should be indicated for industrial districts
on the Land Use Plan map.

These steps are summarized below and amplified in corresponding
appendices.

Industrial District Employees

As discussed earlier, Lee County needs to decide to what
extent it can and will broaden and diversify its economic base
over the planning period by promoting an increase in manufac~
turing employment, in orxder to forestall serious fiscal and
social problems. One possibility is that the County will accept
current trends in this respect, allowing most manufacturing jobs
that could be attracted to Lee County to go elsewhers instead.

In that case, Lee County could expect about 2.04% of its population
to be working in manufacturing jobs by the year 2005. A second
assumption is that the County will successfully implement a policy
to gradually increase this percentage to 3% over the next 22 years.
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A third assumption is that it will increase it to 5%. Finally,
a fourth assumption would raise Lee's manufacturing employment
to 7.5%, which is ambitious but not impossible when compared to
other comparable areas.

Depending on which of these assumptions occurs, the corres-~
ponding total employment that can be expected to locate in industrial
districts in the year 2005 is as follows:

Percent of Population in 'Corresponding Total Employment
Manufacturing Jobs in 2005 in Industrial Districts
2.04% 30,095
3.00 . ' 35,569
5.00 40,807
7.50 49,856

The derivation of these figures is explained in Appendix IV-A.

Industrial District Densities

In order to convert the above employment figures to correspond-
ing acreages of industrial district land it is necessary to divide
them by the estimated average density (as measured in employees
per gross acre) that will prevail in Lee County's industrial
districts in the year 2005.

Industrial employment densities vary a Jreat deal from time
to time, from place to place, and with the nature of the industrial
activity. For that reason, Appendix IV-B presents a somewhat
extensive analysis of this subject, and it concludes that the
probable average gross industrial district density for Lee County,
for land use planning purposes, shoulé be approximately 7 employees
per gross acre (with most industrial areas in the County falling
between 5 and 10 employees per gross acre, which is the equivalent
of approximately 6 to 13 employees per net acre).
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Total Industrial Acreage to be Included in the Land Use Plan

The projected industrial district employment can now be
divided by the estimated gréss density to produce an estimate of
the number of acres that will actually be in industrial develop-
ment by 2005. This acreage must then be multiplied sequentially
- by two factors: (1) a safety factor to cover the possibilty
that needs have been underestimated -- that is, that industrial
development will occur faster than expected during the planning
period and/or that densities will be lower than anticipated;
and (2) a flexibility factor to allow for the fact that certain
sites will not be available when and where they are needed.

These factors are further documented in Appendix IV~C, which also
shows the calculations used to arrive at acreages. Depending on
the assumed percentage of population that will be in manufacturing
jobs by the year 2005, the amount of industrial district land that
should be provided for on the Land Use Plan map is as follows-

Percent of Population in Corresponding Industrial
Manufacturing Jobs in 2005 Acres in Land Use Plan
2.04% 7,255 acres
3.00 ‘ 8,257
5.00 ‘ 9,709
7.50 10,683

Some Key Observations

The following table summarizes certain figures drawn from
the appendices accompanying this chapter in order to illustrate
several points.
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Column I simply lists again the four alternative assumptions
as to manufacturing employment levels. Column II shows the
corresponding numbers of manufacturing employees, which increase
proportionately to the percentages in Column I. However, note
that Column VI (industrial acreage to be shown on plan) does not
increase proportionately to Column I or II. That is, a major
increase jin assumed levels of manufacturing employment creates
only a moderate increase in the industrial acreage to be shown on
the plan. There are two reasons for this. First, the non-manufac-—
turing employment in industrial districts (Column IIT) stays
constant and therefore has a moderating effect on the rise in
total industrial employment (Column IV). This is consistent
with the fact that induced increases in manufacturing employment
would represent jobs that are added to the economy (in order to
stem out—migration of working-age County residents), not jobs
being transfefred from non-manufacturing sectors. Second, the
safety factor (as distinguished from the flexibility factor)
described in Appendix IV-~C is on a sliding scale and tends to
flatten out the acreage increase as the assumed manufacturing level
increases. Hence, with only a modest manufacturing employment of
2.04% of the population, there is an indicated need for 7,255
acres on the plan, and with a 7.5% manufacturing level (nearly a
quadrupling), that need only rises to 10,683 acres (barely a 50%
increase). ) '

A second important point illustrated by this table is that,
based on a total County land area of 502,400 acres, Column VII
shows that only 1.44 to 2.13% of the County needs to be indicated
for industrial use under any assumption.

Finally, there is included in Appendix IV-D an analysis
that shows industrial land as a percentage of all developed
land in various types of urban areas. It is recommended that
once one or more land use plan configurations or calculations
have been developed for Lee County showing all proposed developed
land for the year 2005, the appropriate acreage figure from
Column V {not Column VI) be expressed as a percentage of all
proposed developed land and used as a rough check as to its
order of magnitude compared with the current ranges in other

urban areas.
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V. LOCATIONAL REQUIREMENTS

Just as Chapter IV deals with the questions of how much
industrial land should be identified in Lee County's Land Use Plan,
this chapter deals with the equally important question of where it
should be located. A number of years could pass before Lee County
begins to feel effects of the economic problems discussed in Chapter
IIL. But when that time comes and the County's economy heeds
additional manufacturing, distribution, and related activities to .
complement or supplant its growth in retirement, tourism and construc-
tion activities, it will be important to have the right land in the
right places.

Whenever a proposal comes along to use industrially designated
land for some non-industrial use, it will be tempting to permit it,
on the grounds that the County has a great deal of vacant land and
that will continue to be the case for many years. But, as pointed
out in Chapter IV, the amount of land that is needed to provide for
eventual industrial use is a tiny percentage of the County's total
land area, and it is very important that it be available when and
where it is needed.

Chapin and Kaiser stress the importance of industrial land use
planning by stating that it should receive top priority, preceded

only by environmentally critical open space:

"Open space for environmentally critical areas and regional
urban needs should be givén first consideration. Regionally
oriented urban land uses and facilities are considered next.
These include centers of employment such as industrial and
wholesaling categories of land use, regicnal commercial
activities and centers, and regional facilities such as
airports, waste-treatment plants, colleges, medical care
centers, .and the like. The third major category is termed
residential communities and includes housing as well as
local population-serving activities and facilities such as
local shopping and recreational facilities, elementary
schools, and smaller-scale open spaces."

Below is the entire hierarchy of major land use categories
listed in their order of planning priority, again pointing up the
need for preferential treatment for industrial activities:
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"l. First consideration for locational needs is open
space for critical environmental processes.

"2, Second in order of locational consideration are
regionally oriented activity centers and facilities,
including:

A,

Economic-base and other major employment activities

1} Manufacturing areas
2) Wholesale and related-use areas
3) Others unique to particular urban areas
B. Region-serving business areas (mainly retail
and offices)
1} Central Business district(s)
2) Satellite centers
a) Older business centers
b) Newer regional shopping and multifunc-
tional centers :
- ¢) Office centers
3) Highway service centers
4) Other (a residual category)
C. Region-oriented recreational, educational, and
cultural facilities and public service facilities
"3. Third in order of locational consideration are the
residential community areas, including:
A. Housing
. B. Local, residentially oriented activities and
facilities such as
1) Schools
" 2) Local shopping
3) Playground areas
4) Open space"

Accordingly, since "economic-base and other najor employment

activities" (e.g., manufacturing, wholesale, and related-use areas)
deserve high priority in the land-use designation process, it is
especially important to consider the special locational criteria
of these areas.

"...are not oriented to local consumers and are relatively
unconstrained in local site selection by problems of
access to local markets. Their employment levels are
primarily dependent on events outside the local economy.
While not particularly oriented to the local urban

spatial structure of activities, emplo ment-oriented land
uses generally make some of +he toughest site and location
demands regarding size of parcel, topograph . transpor-
taion facilities, and utilities Such as water and sewers.
In addition, they help to spatially structure the urban
activity system with respect to a most important transpor-
tation consideration--the journey to work. Thus tentative
locations for employment will help determine desirable

locations of residential areas." LEE COUNTY
FLANNING DIVISIOM
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In this regard, Chapin and Kaiser point out that
work areas, including manufacturing and wholesaling,




They also point out the importance of

"...(making) estimates of linkages among centers and
between them and the utilities, trans ortation, labor
force, and cther elements of urban spatial structure.

- Out of this would come not only an understanding of the
current structure from which the future must begin, but
also some assessment of specific problems. For exanple,
it might reveal areas which are advantageously located
but suffer service deficiencies.™

Detailed Locational Criteria

Appendix V-A sets, forth the most commonly used criteria for
locating sites for manufacturing, wholesaling, and related uses.
These criteria deal with topographic considerations: the need for
a choice of locations; accessibility by truck, air, deep water,
and rail; commuter access to for home-to-work trips; utilities;
greenbelts and other amenities; and air and water quality consider-
ations. '

Appendix V-B contains an older (1959) but somewhat more
detailed and still valid set of industrial locational criteria.
Appendix V-C contains the industrial‘park'criteria~and standards
of the National Association of Industrial Parks as included in the
Southwest Florida Regional Planning Council's Commerical and
Industrial Strategies (June 1980). In addition, the industrial
site location/development standards of Lee County's Comprehensive

Development Plan adopted in'1979'are contained at the end of Appendix
IIT-A. | |
Chapin and Kaiser also point out that

"...for general pPlanning purposes...the public interest

is better served by a wide spatial distribution of .more
modest industrial parks and industrial sites than by a

few very large ones. In identifying acreages...for possible
development as planned industrial districts, the land use
Plan must not only take topographic, transportation,
utility, and other requirements normally associated

with studies of industrial needs into consideration,

but it must alsoc give special attention to land ownership
patterns. Property with clear land titles is an important
consideration‘affecting the feasibility of developing

such districts. '
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The following excerpts from ICMA's The Practice of Local

Government Planning (1979) are also apt for Lee County's industrial

land use planning purposes:

o "The growing versatility of truck transport has reduced
dependency on railroad service..."

o "Large one story buildings are necessary to house
production lines. Materials storage areas, truck

loading berths, and employee parking areas greatly
increase the need for spacious sites."

0o "With the exception of very large plants and those that
require free-standing sites because of their need to
be close to raw material sources or because of their
incompatibility with other plants, industrial parks
provide the most advantageous locations because they
are designed to meet the requirements of modern indus-
tries. Operating efficiencies can be gained and
conflicts with neighbers can be avoided when an
area is especially planned to accommodate industrial
development. Interdependent plants can take advantage
of opportunities to cluster in close proximity.

For example at Tampa Industrial Park two major
breweries are served by a glass manufacturing plant
and a brewer's grain supplier located in the same
industrial park."

o "Proximity to airports, both for air shipments and
executive travel, is considered desirable by many
industries. Locations adjacent to freeways offer
several kinds of advantages. Time savings in truck
transportation result in lower costs and expanded
market areas. The labor market area also expands as
the time-distance to the work place decreases.
Certain industries benefit from the advertising value
of visual exposure to a freeway, particularly if
their plants are sources of pride. If an industrial
park in an urban area is sufficiently large and
intensively developed, it will be able to obtain
transit service which can result in significant
‘cost savings both directly for employees and indirectly
for employers."

o "Industrial park sites must be relatively flat and
well drained. Land coverage by large buildings, storage
areas, and parking lots creates storm water runoff
problems that must be solved. Water supply, sewerage,
and gas and electric service need to be available or
easily extended to the site."

0 "Flexibility is the key to planning industrial parks,
because it is virtually impossible to predetermine the
precise site requirements of individual plants. An
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industrial park should be sufficiently large and should
have a configuration that will accommodate a variety
of types and sizes of plants., The area can be as

small as fifty acres, or as large as thousands of
acres, assuming that it is realistic to anticipate
development at such a large scale."

© "It is usually advantageous to estimate the need for
industrial sites fairl enerously and to plan a
number of different locations for industrial parks,
unless competing land uses would be shortchanged.
An adequate or more than adequate supply of industrial
land will ensure that there will not be future shortages
and resulting high prices which will discourage devel-
opment. A variety of locations makes it possible to
accommodate different types of plants which may have
mutually incompatible features. However, industrial
sites should not be so widely scattered or so distant
from other planned urbanization as to result in
unnecessarily high public costs for street maintenance,
utilities, and police and fire protection."

0 "Not to be overlooked is the importance of reserving
room on the site for possible future plant expansion."

Long-Term Staging of Industrial Development

Implicit in the concept of reserving land for future industrial
development is the importancecﬁ;protecting it from pre-emption by
other types of development such as residential or commercial projects.
To permit such development would for all practical purposes eliminate
the land from consideration qu subsequent industrial development,
because (a) the cost of tazing and redeveloping the land would
become prohibitive, and (b) such latter-day‘re—uSe would upset
pPreviously established land use patterns and create new frictions
between neighboring land uses, thereby flying in the face of sensible
advance land use planning.

What, then, is the status of such 1and in the meantime? It
has long been common in older, northern cities to deny industrial
use of a property designated for eventual residenztial deVelopment
even though the owner might otherwise realize an earlier profit
from commercial or industrial use. Similarly, in Lee Couhty and
other urban communities facing a "new generation" of economic
development considerations, it is equally reasonable--and even more

33

Thomos H. Roberts & Associotes —_—




important--to zone or otherwise protect land from residential or
commercial pre-emption in the interest of eventual industrial devel-
opment .

Chapin and Kaiser confront this question in discussing the
major functions to be served by open space by suggesting that one
such legitimate function is to use open space as a transitional use
awaiting ultimate development, to wit:

"Reservation of land for future urban development (util-

izing open space only as a transitional use)--to preclude

premature development of sites earmarked for future

schools, roads, utility rights-of-way, parks, zoos,

reservoirs, water and sewer treatment plants, and other

public uses, or even for general future urban develo ment.

Although used only sparingly in the past, this open-space

concept is becoming more frequently applied and if land

banking for general growth management purposes becomes an
accepted development guidance device (American Law Insti-

tute 1976), it may bhecome an increasingly important category

of open space."

Then, again, they suggest that the category of "Land Reserved
for Regional and Community Open~Space Purposes" should include
"areas being reserved for future urban development, from which
development is precluded in the meantime."

Vancouver, B.C. has developed a site classification system
for the long-range staging of industrial land development which,
with some judicious adjustment to Southwest Florida's special
circumstances, could be applied in Lee County. The system contains
a map containing all land identified for future industrial pruposes,

and within the map the sites are categorized as follows:2)

Stage 1

0 Full development of central easy sites plus upgrading
of developed central areas.

© Some development of non-central easy areas.
o Full development of central difficult areas.

O Some development of central difficult areas.

a) For a fuller understanding of this system see pp. 416,418, and

419 of Urban Land Use Planning (listed in the biblicgraphy) .
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Stage 2

¢ Full development of
o Full development of

o Some development of

Stage 3

o Full development of
continued upgrading

-

non-central easy areas.
central difficult areas.

non-central difficult areas.

non-central difficult areas plus
and renewal of developed areas.
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APPENDIX III~-A
OFFICIAL POLICY BASES FOR THE
PROVISION OF INDUSTRIAL LAND USE

STATE POLICIES SUPPORTING INDUSTRIAL DEVELOPMENT

There are many policies and actions, both executive and
legislative, that establish the State's support of industrial
development in Florida communities. One such indication is
the following excerpt from the Office of the Governor's recent
"Policy Guides Workshop Draft -- Abstract,"” prepared by the State
Office of Planning and Budget (emphasis added): ‘

"1.1l Creating an Enviromment for Economic Growth

During the 80s and into the next decade, American industry
will be changing rapidly because of the development of new
processes and products. This shifting of the industrial and
manufacturing sector will cause a realignment of where and how
products are produced. As a result of this realignment, a -
challenge is presented to the State to develop an environment

where new industry can grow.

Policies

0 To develop coorperative community college, university
instructional and research programs with private industry.

© To enhance the engineering continuing educational program.

0 To upgrade equipment and to improve the instructional
salaries of computer science and engineering instructional
personnel in community colleges and area vocational
centers, and to increase the salaries for qualified math
and science teachers in the public schools.

o Enhance the industry services training concept.

© To establish a state level council with coordination

capability to coordinate education, manpower training
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and the needs of private industry.

o To develop a coordinated economic development strategy
encompassing the state's financial, labor and transpor-
tation and education systems.

0o To establish occupational specialists in the high
schools and community colleges.

o To establish the occupational data base, that will provide

timely, accurate information to complement economic
development activities.

0 To remove regulatory barriers in the financial markets
which prevent the formations of small...high technology

companies.

0 To develop a means to assist small high technology
companies to finance expansions.

o To continue the national solicitation programs.

o To advertise quaiity educational programs that are of
benefit to economic development.

o To continué to promote the State.
"1.2 Diversifying the Economy and New Company Growth

The 1974-75 recession became a catalyst for increased
efforts to diversify Florida economy. The awareness of the

economic vulnerability of our major industries to external
forces such as increasing inflation and uncertain oil supplies
brought the State to the realization that there is a need to

broaden Florida‘'s economic base. The issue with which the State must

deal is how to continue to diversify the State's economy.

Policies

o To develop the international trade potential of the
State.

o To continue the solicatation programs with an emphasis
on the recruitment of high technology firms.
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o To increase the targeting of corporate headguarters
solicitation.

1.3 Maintaining and Developing Essential Capital Facilities

Private investment alone cannot sustain economic development.
A successful and growing economy requires sound public facilities.
The transportation network -- roads, bridges, airports, ports
and terminals -- is essential for efficiently moving raw materials

and finished products. Industry and households need adequate

water supply systems. Our environment must be protected by
appropriate waste treatment and waste disposal systems. And as
technoleogical progress increases the complexity of our econony,
new types of public infrastructure are required ~- facilities to
handle the burgeoning demands for electronic communication, and
to safély dispbse of toxic wastes. To demonstrate the problem
consider the national picture. The cost of rehabilitating non-
urban highways throughout the nation will exceed $700 billion
during the 1980s. The nation's cities will have to spénd $100
billion during the next 20 years to maintain their water supplies.
Agricultural expansion is jeopardized by inadequate roads, lack
of rail services and terminal facilities fdr»handling bulk cargos.

Policies
0 Maintain the level of public investments in the State's

capital facilities to ensure continued economic growth.

0 Develop a means to finance water and sewer systems.
*1.4 Securing the State's Energy Future

BuSLness is dependent upon a supply of energy at a cost
which w111 not inflate the price of the finished product. Florida
is not a producer of oil, and is therefore, dependent upon the
nation's energy policies. Because energy is tied to the State's
economic development, the future planning of the State must consider
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o Encourage the development of high-employment,
polution-~free manufacturing.

0 Encourage local planning programs to designate
areas suitable for...industrial growth and
development.

Land Use

Land Use Policies relating to economic development are provided
below:

o Encourage groupings of industrial...uses at points of
high transportation accessibility.”

LEE COUNTY POLICIES SUPPORTING INDUSTRIAL DEVELOPMENT

Lee County Industrial Development Authority

On March 15, 1978, the Lee County Board of County Commissioners
established the Lee County Industrial Development Authority (LCIDA).
The resolution establishing the authority'stated that there was a
need to "foster industrial...development of the County." The
Authority is authorized to finance capital projects including
industrial plants, The state act authorizing the establishment of
the authority states that a purpose is "to increase opportunities
for gainful emplbyment and purchasing power, improve living
conditions and otherwise contribute to prosperity." 1In accordance
with its mandate the LCIDA‘actively promotes light industry for
the County.

Lee County Overall Economic Development Program

In 1978 the Lee County Board of County Commissioners
passed a resolution embodying the objectives of thé Lee County
Overall Economic Development Program (OEDP) Committee, which reads
in part as follows:
"I. To develop and continuously update an Overall Economic Develop-
ment Program Plan...
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II. To provide a forum for the continuous discussion of economic
development issues in Lee County and the public sector's roles
in defining and providing appropriate levels of assistance to
the private sector..."

Accordingly in 1978 the OEDP Committee adopted goals and objectives
which read in part as follows (emphasis added):

"Goal I. Encourage the diversification and expansion of Lee County's
economy .

C. Industrial...Development

© Support active program of advertisement and recruit-
ment of new businesses.

"o Support development of sites which will attract
desirable  industries.

o Seek manufacturing industries that can use locally
available trained or retrained work force.

o Promote Lee County as corporate administrative
and research and development headquarters or regional
offices. ,

F. Public Servies

o Ensure that public services and facilities necessary
for the economic development are available when needed.

"Goal II. Seek ways to assist present businesses in their expansion
efforts. '

C. Industrial...Development
© Promote year-round enterprises (e.g.,...electronics,
etc * ) ! . . ‘

o Promote Lee County as a..{ﬁransportatioh link with
Latin American and other international markets.

"Goal III. Encourage the cocperation of the Private and Public Sectors

in providin it i i " v i
P 1ding capital, education and services Gcﬂygqﬁficﬁﬁ

LEE DIV
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C.

Industrial...Development

o Maintain continuous dialogue between business and
education to assure a labor force trained in needed
skills.

o Cooperate in planning and providing for utilities and
facilities for new and expanding industries and
developments.

o Seek public and private funds for capltal investment
and training programs.

o Provide local tax incentives where possible and support
legislative efforts on state and national level.

o Develop reliable and efficient systems of moving people
and freight.

"Goal IV. Provide expanded opportunities for education and training

for both entry level jobs and further advancement.

C.

In 1978

Industrial...Development

o Plan for development and expansion of technology
curricula for resident college and university levels
to reflect continuing education requirements for
local industries.

o Expand vocational elements of publlc schools to upgrade
resident labor force.

o Enlist the active support of industry in financing,
instructing and developing course materials for both
vocational and college level continuing education."

the OEDP Committee adopted goals and objectives which read

in part as follows (emphasis added):

"A., Development of a Diversified Economy

Objective 1: Create an industrial/commercial climate that

attracts new businesses, light industry and
corporate or regional headquarters.

Objective 2: Identify potential industrial sites and define

appropriate implementation strategies.
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Objective 3: To encourage capital improvements which provide

needed public services and facilities.

Objective 4: Promote the development of port facilities.

Objective 5: Promote the development of the fishing industr

through improved docking, processing and improved
distribution facilities.

“B Development of Human Resources

Objective 1: Promote increased emplo ment opportunities in

all sectors of the economy .

Objective 2: Encourage educational and training programs to

keep abreast of technological advances in the
various industries."” ;

Then, in 1982, the OEDP Committee adopted goals and objectives

reading in part as follows (emphasis added) :

"Goal l:

"Goal 4:

To create a stable foundation for industrial development

in Lee County by providing an environment which promotes
growth and limits costs. Power generation at the Florida
Power and Light site on the Caloosahatchee River, I-75
bisecting the County, and the new Jetport provide an excellent

infrastructure for industrial development. A longterm quaran-.

tee of water availability and cost stablization are problems
industries expect local governments to manage. Investigate

the feasibility of a water retention or storage area in Lee
County. ’

To encourage growth and diversification and to create a
stable environment for Ehe”inaustfial!and commercial fishing
economy in Lee County. Fish ecosystem analysis is covered
in Objective 3. ’

Objective 5: To determine whether a fish érocessing‘glant

in Lee County would be feasible, and if so, where.
To be presented to the Board of County Commission-
ers for their consideration.
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“Goal 5: Currently, commercial growth is reflecting population and
industrial growth. To enhance commercial growth heyond

providing the local economy with services and goods, a
free trade zone and enterprise zone should be considered.

Objective 6: To determine if it is in the economic best interest
of Lee County to create a free trade or enterprise
zone and identify potential sites. To be presented
to the Board of County Commissioners for their
consideration."

Lee County Comprehensive Development Plan

In August of 1979 the Lee County Board of County Commissioners
adopted a Comprehensive Development Plan for the County pursuant to
the State's Local Governmant Comprehensive Planning Act of 1975,
as amehded. Policies dealing with industrial land use and related
transportation support facilities are on pp. 28-32 in Part 3 of
the Plan and read in part as follows (emphasis added):

"32. It shall be the policy of the Board of County Commissioners of
Lee County to prepare development regulations that:

a. protect established industrial...developments from the

intrusion of non-compatible uses which could adversely impact
the ares;

¢c. encourages (sic):

(1) industrial development in locations héving immediate
or direct access to one or more of the following:

major highways
railroads

air freight facilities
marine transport

00O0O0

(2) industrial development in industrial parks or industrial
subdivisions which furnish adequate water (for human
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waste as well as industrial effluents), proper drainage,
appropriate paved ingress/egress and circulation, and
propexr separation from other land uses:

35. It shall be the policy of the Board of County Commissioners of
Lee County to encourage, support, or promote:

€. commercial aviation and shipping port facilities
designed and located consistent with the needs of
Lee County and compatible with surrounding land
uses; and, :

37. It shall be the policy of the Board of County Commissioners of
Lee County to encourage, support, and promote:

a. high intensity land uses to locate along and near
major arterials;

b. industrial locations which have designated truck
routes, intermodal terminals, and minimization of
conflicts between people movements and goods movements”

The Comprehensive Development Plan also includes the following
industrial site location and development standards on page 80 of
Part 3:
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APPENDIX IV-A
DERIVATION OF YEAR 2005 INDUSTRIAL
DISTRICT EMPLOYMENT

Lee County's industrial district employment in 2005 is estimated by’

a. Determining the number of non-farm employees in Lee County
for that year, by SIC (Standard Industrial Classification)
category.

b. Determining what percentage of the employees in each SIC
category will be located in industrial districts.

¢. For each SIC category, multiplying the total County
employment (from step "a" above) by the percentage that
will occupy industrial districts (from step “"b") to get’
the number of employees in each SIC category that will occupy
industrial districts.

d. Totaling the industrial district employment for each SIC
category, as determined in step "c", to get the total
year 2005 Lee County employment in industrial districts.

Using U.S. census data as a benchmark, the National Planning
Association (NPA) annually produces detailed projections of future
year population, employment, and income for the nation, states,
metropolitan areas, and counties by means of its national economic
model. Each year the forecasts differ as new trends set in and are
reflected statistically. (For example, in 1981 NPA projected a
year 2000 Lee County population of 314,700, and in its 1982 forecast
this was increaséd to 320,230.)

The future population to which Lee County is scaling its land
use plan is 402,150 permanent residents (that is, excluding tourists
and visitors), and it is currently anticipated that this population
will be reached by the year 2005. This is based on the medium (as
apposed to high or low) series of the latest population projections
for Lee County issued by the Bureau of Economic and Business
Research (BZ3R) of the University of Florida in Bulletin No. 60,
Projections of Florida Population by Countvy, 1983-2020, July 1982.
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In order to develop industrial district acreage needs that are
consistent with the rest of the land use plan, and because of the
high credibility of the source, the BEBR population forecast figures
were used in this analysis. '

Because the National Planning Association projects total
population, as well as employment by SIC category, for each forecast
year, it is possible to compute each SIC employment category as a ‘
percentage of total population for any given year. The reasonableness
of this is shown by the following table based on NPA employment '
forecasts, which shows that each SIC category as a percentage of total
population tends to follow its own, fairly constant (and fairly level)
trend line and does not change significantly as the total population

forecast changes:

1970 1980 1990 2000
_ Population 107,400 205,700 270,660
Employees?) No. 3085  mo. BBl mo.  Bodt 352: X
Mining 110  0.10% 250 0.12% 360 0.13s 420  0.13%
Constr. 4,300 4.00 8,600 4.18 11,970 4.42 14,040 4.38
MEg. 1,740 1.62 3,590 1,75 5,280 1.95 6,530 2.04
TCPU 2,020 1.88 3,880 1.89 5,190 1.92 5,800 1.8l
whol. 1,110 1.03 3,470 1.69 5,810 2.15 7,610 2.38
Retail 7,570 7.05 16,520 8.03 22,760 - 8.41 27,720 B.66
FIRE 2,870 2.67 6,250 3.04 9,420 3.48 12,110 3.78
Servs. 5,850 5.45 14,540 7.07 23,740 8.77 33,800 10.55
Gov't. 5,520 5.14 11,490 5.59 15,760 5.82 19,250 6.0l
Other 530 0.49 _1,200 0,58 1,510 o0.56 1,650 0.52

Total Non-
Farm Empl. 31,610 29.4% 69,790 33.9% 101,790 37.6% 128,930 40.3%

a) pbbreviations for SIC categories are as follows:

Constr. (Construction); Mfg. (Manufacturing); TCPU (Transportation,
.Communications and Public Utilities); Whol. (Wholesale); FIRE (Finance,
Insurance and Real Estate); Servs. (Services); and Gov't. (Government).
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Hence, it is reasonable to assume that the NPA percentage
distribution of SIC categories for its year 2000 population estimate

is a close approximation of what the NPA model would show if it
used the BEBR year 2005 population forecast.

The single exception is manufacturing employment. As discussed
elsewhere in this report, an economic development gbal for Lee County.
would be to intervene into what would otherwise be the "normal"
manufacturing trend and implement policies that will increase manu-—
facturing activities in the County. Note that NPA shows the County's
manufacturing employment increasing from 1.75% of the population in
1980 to only 2.04% by the year 2000 (or 2005). One possibilitj,
of course, is that Lee County will do nothing to change this. Three
additional possibilities (discussed elsewhere) are that Lee County
will successfully implement policies to increase this figure to either
3%, 5%, or 7.5% between now and 2005. Consequently, the balance
of this analysis carries forth all four of these possibilities in
order to illustrate what each would mean in terms of industrial
district needs.

It should also be pointed out that any such successful industrial
development program would be aimed at producing additional jobs
that would stem the out-migration of Lee's working-age populaﬁion in
future years. That is, these jobs would be created in addition to,
and not at the expense of, jobs in the other SIC categories. It
can therefore be assumed that employment in these other SIC categories
would not diminish in number.

The next step is to determine what share of the employees in
each SIC category will be located in industrial districts in the
year 2005. It is common today for industrial land uses to accommodate
sizeable percentages of wholesale and construction employment (depend-
ing on how "industrial" is defined as a land use), as well as most
manufacturing and TCPU employment. Moreover, it ig important to
realize that the old concept of "industrial districts" —- particularly
in sunbelt areas such as Lee County -- has been invelving into "light
industrial and research parks" which combine light industrial and
research activities, and there is a strong future trend toward the
concept of "business parks" which will increasingly combine industrial,
office, and other uses in various mixtures.
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An example of such a land use mixture is found in the new
Arvida Park of Commerce, located in Boca Raton's Light Industrial
and Research Park (LIRP) zoning district. Included here are:
Sensoramic Electronics Corporation's office headgquarters (with
manufacturing located in nearby Deerfield Beach); Megasystems, Inc.'s
monitor/control systems manufacturing facility (partly relocated
from Ohio); Mitel Inc.'s telecommunications training, research,
development and manufacturing activities; Zimmer Corporation's
mobile home corporate headquarters; "APOC V", a for-lease multi-
occupant building for high-tech development, research, manufacturing,
marketing/sales, etc; Datamedix Inc.'s medical monitoring systems
research and development; Siemens Communications Systems, Inc.
Telephone Division's research, development, and corporate marketing;
South East Connectors Inc.'s corporate offices, manufacturing, ware-
housing, and distribution; ALRO Metals Service Center Inc.'s
manufacturing and distribution of metal products; Alumiglass Inc.'s
corporate headquarters and manufacturing plant; and CRC Press's office
and warehouse.

It is therefore resonable to assume that industrial districts
as shown on the land use plan map, will contain a somewhat broader
mix of employee types than they do today.

For purposes of this study it is estimated that in the year
2005 Lee County's industrial districts will contain the following
perxcentages of countywide non-farm employees by SIC category.

Percent
Mining 10
Construction 20
Manufacturing 90
Transport., Commun., & Pub. Utils. 90
Wholesale trade 50
Retail trade 5
Finance, insurance & real estate 10
Services 5
Government 10
Other 0
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For each SIC category, the following table takes the projected
share of total population (Column I) and multiplies it by the projected
year 2005 total population to yield the total number of employees in
the County (Column II). It then multiplies Column IT by the estimated
share of employees that will locate within industrial districts
(Column III) to yield the estimated number of employees within
industrial districts.
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P

COMPUTATION OF THE NUMBER OF
EMPLOYEES IN LEE COUNTY INDUSTRIAL DISTRICTS
IN THE YEAR 2005
(1) (IT) (1II) (v

x 402,500 x Share of Empl. ' .

Year 2005 (Yr. 2005 Pop.) in Indust. = No. Empl. in

Share of Pop. = No. Ewpl. in Co. Dists. in Yr. 2005 Indust. Dists.
Mining .0013 523 10 52
Constr. .0438 17,614 : .20 3,523
Mfg. (Assumpt. 1) {.0204) (8,204) (.20) (7,384)
Mfg. (Assupt. 2) (.0300) (12,065) (.90) (10,858}
Mfg. (Assumpt. 3) (.0500) (20,107) (.90) (18,096)
Mfg. (Assumpt. 4) (.0750) (30,161) (.90) (27,145)
TCPU .0181 7,279 .90 6,551
Whol. .0238 9,571 .50 4,786
Retail .0866 34,826 .05 1,741
FIRE .0378 15,201 .10 1,520
Servs. .1055 42,427 .05 2,121
Gov't. .0601 24,169 .10 2,417
Other .0052 2,001 .00 0
Total (under Assumption l: Unadjusted increase in Mfg. Empl.) {30,095)
Total (under Assumption 2: Mfg., Empl. Incr. to 3% of Pop.) (35,569)
Total (under Assumption-3: Mfg. Enpl. Incr. to 5% of Fop.) (40,807)
Total (under Assumption 4: Mfg. Empl. Incr. to 7.5% of Pop.) (49,856)
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Hence, if Lee County does not increase its manufacturing
employment beyond current trends (2.04% of the population by year
2005) , it can expect to have about 30,000 employees in industrial
districtsd)in that year. If through successful policy intervention
it increases this to 3% it can expect about 35,600 industrial
district employees. An increase to 5% would result in 40,800 such
employees. And an increase to 7.5% (the same as Broward County's
Year 2020 goal) would result in. about 49,900 such employees.

a) ag implied by the foregoing discussion, this is a broad definition
of "industrial districts", containing nearly all manufacturing and
transportation/utilities type employees, about one half of the whole-
Sale/warehousing type employees, about one fifth of construction

employees, and a small scattering of retail, service, and office
employees.
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APPEXDIX IV-B
DERIVATION OF YEAR 2005 INDUSTRIAL
DISTRICT DENSITIES

Emplovee Mix within Industrial Districts

In planning for industrial land needs it is important to keep
in mind that there are many activities other than manufacturing
that typically and appropriately occur in conventional industrial
zoning districts, even under non—pyramida) zdning. This is illus-
trated in the following list, which identifies those activities
often found in industrial zoning districts. Hence, in addition
to a large number of processing (i.e., manufacturing) activities
pexr se, significant amounts of extraction; transportation, communica-
tions, and utilities; distributiorn; and service activities are also
present.

ACTIVITIES MOST TYPICALLY ASSCCIATED
WITH INDUSTRIAL LAND USE

1. Extraction Activities (including stockpiling and assembly
of material incidental to these activities)
13 Fisheries
14 Mining, including on-site ore preparation
19 Other not elsewhere classified

2-3. Processing Activities (including refining, fabri-
cating, assembly, storage, parking, and other space
uses incidental to these activities)

20 Food and kindred products

21 Tobacco products

22 Textile mill products

23 Apparel and other finished products made from
fabrics and similar materials

24 Lumber and wood prcducts, except furniture

a) Non-pyramid zoning refers to zoning ordinances that restrict each
district to uses of a certain type (e.g., "industrial") and do not
permit uses to be "carried over" from "less intensive" districts
(such as permitting residential or commercial activities in an indus-
trial district).
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25 Purniture and fixtures

26 Paper and allied products

27 Printing, publishing, and allied industries

28 Chemicals and allied products

29 Petroleum refining and related industries

30 Rubber and miscellaneous plastics products

31 Leather and leather products

32 Stone, clay, and glass products

33 Primary metals industries

34 Fabricated metal products, except ordnance
machinery, and transportation equipment

35 Machinery, except electrical

36 Electrical machinery, equipment, and supplies

37 Transportation eguipment

38 Professional, scientific, and contrelling instru-
ments; photographic and optical goods; watches
and clocks

39 Miscellanecus manufacturing industries, including
ordnance, construction, and related activites

Transportation, Communications, and Utilities

Activities (including related rights~of-way, storage,

service, parking, and other areas incidental to these

activities) : o

40 Railroad transportation and related transfer and
maintenance facilities.

41 Local passenger systems and related maintenance,
including terminals for cross-country stage lines
but not including commuter lines operated over
railroad rights-of-way and not including highway
rights~of-way

42 Motor freight transportation and related transfer
and maintenance facilities

43 Highways and related maintenance facilities

44 Water transportation and related transfer and
maintenance facilities ‘

45 Air transportation and related terminal transfer
and maintenance facilities including landing areas
and incidental space reservation (excluding military)

46 Pipeline transportation and related transfer, tank
farm, and maintenance facilities }

48 Other communications and related transfer and
maintenance facilities including telephone, tele-
graph, radio, television, and post office

49 Electric, gas, water, and waste disposal services,
including processing and storage, rights-of-way,
and related facilities

Wholesale trade--with storage on premises (includes
merchant wholesalers, wholesale and industrial distri-
butors, manufacturers' sales branches and wholesale
assemblers, and other warehousing functions involving
storage on premises, except stockpiling under Activity
Svstems 1,2,3,4 above) ' ‘ '
52 Retail trade--building materials, hardware,
and farm equipment
55 Retail trade--automotive dealers, auto aceessories,
and gasoline service stations
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6. Service Activities (1nclud1ng customer or employee ;f
parking, locading, serV1ce, and other related areas):
64 Automobile repair and services, metered or fee
parking lots and garages

63 Miscellaneous repair services

Ranges of Densities

Industrial district densities vary enormously from time to
time, from place to place, and with the nature of the industrial
activity. One indication of this can be found in the following
table that was developed by the Philadelphia City Planning Commission
back in 1960 showing illustrative acreage standards that were used

to determine industrial space requirements in various geographic

rings of the city:

Workers per Acre

Class of Inner Outer Far
Industry Zone Zone Northeast
Food 109 37 11
Tobacco 261 105 _
Textiles 131 52 - 26
Apparel 373 116 .
Lumber and furniture 93 37 19
Paper 131 52 26
Printing 163 65 33
Chemicals 109 44 22
Petroleum and coal o 10 5
Rubber 187 75 37
Leather 174 70 _
Stone, clay and glass 109 44 22
Primary metals . 22 11
Fabricated metals 163 44 20
Nonelectrical machinery 145 58 29
Electrical machinery 297 87 37
Transportation equipment . 65 33
Precision instruments 187 52 22
Miscellaneous 163 65 33
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The range at that time was from 373 workers per acre for apparel
manufacture in the inner zone down to 5 workers per acre for petroleum
and coal in the far northeast.: Even in the far northeast alone,
which was more typical of the lower industrial densities prevailing
in the outlying areas of older, northern cities 23 years ago, the
density ranged from 37 for electrical machinery manufacture all
the way down to 5 (again, petroleum and coal);

The table below offers another example: Charlotte, NC in 1970.
The average industrial density for all industries ranged from 2.6
in the intermediate ring to 51.9 in the CBD (Central Business District
A figure somewhat more comparable to Lee County's situation, however,
was the 8.9 employees per net acre for the outer (newer) areas,
which was expected to rise to 10 employees per net acre by 1995,

INDUSTRIAL DENSITIES IN MECKLENBURG COUNTY (CHARLOTTE) , N.C.

1970 ’ 1995
Empl./Net Ac.a) Empl./Net Ac.b) N
CBD ~ 51.9 44
Inner ring S 11l.1 15
Intermediate ring 2.6 . 10
Outer areas | _8.9 10

Total Co. ’ 7.3 11.8

a) Industrial includes manufacturing, TCPU, and part of wholesale.
b) These would have to he reduced by approximately 20% to get
employees/gross acre.

Other examples of industrial density standards that have been
used in planning in the past are Roanoke (19 employees/acre) ,
Cincinnati (30), Copenhagen (20}, and British New Towns (30) .

One thing that is clear is that the devélopment of crowded
industrial districts typical of older cities is a thing of the
past, particularly in Florida and other newly developing industrial |

regions, because of the low-rise, spread-out nature of new industrial
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activities and buildings, the need for parking and other ancillary
areas, and the growing importance of open space, landscaping, lakes,
recreation facilities, and other amenities.

Net vs. Gross.Density

Where possible, it is useful to distinguish between net and
gross industrial density. Net density is the number of industrial
employees divided by the net site area used for industrial

occupancy, exclusive of utility and other rights-of-way and other
portions of the total area not directly or exclusively usable by

the indnstrial establishment. Gross density is the number of indus-
trial employees divided by the total related area, including streets,
rights-of-way, etc. The ratio of gross density to net density will
vary with the type and size of development. For example, the Urban
Land Institute (1976} offers the following table for illustrative
purposes:

Workers per Acre

Densitv Class Net Gross
Intensive 30 26
Intermediate 14 12
Extensive 8 6

Note that in this table the net density is reduced by 13, 14 and

25% respectively to calculate the corresponding gross density. These
values will, of course, vary from one part of an urban area to another
but for Lee County an areawide average reduction of 20% is reasonable
for converting from net density to gross density. For purposes

of land use plan allocations, the gross density should be used
because it is the gross area that is being allocated.

Recent Sunbelt Data

To offer data that are both more recent and more comparable
to Lee County, the following table lists present and anticipated
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future densities for 18 sunbelt areas that were compiled by the
author in a 1979 study. The areas are listed in order of ascending
density. (These are areawide averages, and for any one of them
the figures would vary considerably from one part of the area to
another and from one industrial activity to another.) Note that
the median value is 10.5 and that this would equate to a gross
density of about 8.4. Perhaps more significantly, the three
Florida areas included in the table exhibit a mean net density of
8.5 (comparable to a gross density of 6.8).

ESTIMATED NUMBER OF
INDUSTRIAL EMPLOYEES PER ACRE

OF INDUSTRIAL LAND USE

Emplovees Net Acre

Phoenix (Urban Planning Area), AZ 4.0
Tampa (Hillsborough County), FL 4.8
Anaheim (Orange County), CA 5.3
Denver (County), CO 6.5
Charlotte (Mecklenburg County), NC 7.3
Portland (Transp. Study Area), OR 9.0
Orlando (Orange County), FL ' 9.5
San Mateo County (near San Francisco), CA 10.4
San Francisco Bay Area (9 Counties), CA 10.4
DeKalb County (near Atlanta), GA 10.7
Broward County, FL 11.2
Tacoma (Pierce County) WA 12.3
St. Petersburg (Pinellas County), FL 12.6
Santa Clara County (near San Francisco), CA 13.3
Atlanta Region (7 counties), GA 14.0
Snohomish County (near Seattle), WA 15.2
San Diego (County), CA 17.0
Seattle (King County), WA 29.3 ¥

Since industrial areas include wholesale and related activities
as well as manufacturing activities, it is appropriate to look at
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them as well. (These are older figures, and are probably somewhat
higher than what would prevail today.) For Nashville-Davidson County
in 1955, the net density for wholesale proper was 32, for trucking/
warehousing it was 10, and for petroleum bulk stations it was 3.
Baltimore's 1959 net densities for wholesale and related were 25
(central area) and 10 (4-county area). In smaller urban areas (e.g.,
Roanocke) a net density of 10 has been used as a typical areawide

standard. (This is comparable to a gross density of 8.)

Prevailing Densities in Lee County

The matter of industrial employee densities is probably best
summarized in Chapin and Kaiser's Urban Land Use Planning (1979):
®,..It should be emphasized that these densities vary from area to
area, depending on the particular industrial mix, and from time

period to time period as technology forces changes in distribution
and manufacturing processes; therefore, density standards must be

estimated locally."”

There are two recent measures of prevailing industrial
densities in Lee County. First, in 1980 the Southwest Florida
Regional Planning Council (SWFRPC)} reported a total Lee County
industrial acreage of 886 acres. 1Its definition of industrial
land use in this study was fairly conservative: "Industrial land
uses include fabricating and manufacturing plants. Typical examples
in the Region include lumber yards and concrete and cement plants.”
That is, wholesale, services and other potentially "industrial"
land uses (e.g., for zoning purposes) were classified as commercial,
not industrial. This is a valid demarcation as long as comparable
employee definitions are used. Therefore, the employee occupancy

of these areas was estimated as follows:

1980 Empl. X BEst. Share = No. of Ind.st.
{NPA) in Indust. Dists. Dist. Empl.
Constr. 8.600 .20 1,720
Mfgq. 3,590 .90 ' 3,231
TCPU 3,880 .70 2,716
Total 7,667
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Dividing 7,667 employees by 886 acres yields an estimated
net industrial density of B8.65 employvees per acre.

Then in 1981, the Lee County Division of Community Develop-
ment conducted a land use survey that showed a total of 1,138
‘acres of industrial land use in the unincorporated areas of the
County. [Industrial land use inventories for Fort Myers in 1982
(178 acres) and Cape Coral in 1978 (64 acres) were added to this
for a total approximate County-wide total of 1,380 acres.] The
definition of "industrial” land use was somewhat broader here than
in the SWFRPC survey and included a range of light and heavy
industries and similar uses. Therefore, the employee occupancy
of these areas was eséimated as follows:

1981 Empl. X Est. Share = No. of Indust.
{NPA) in Indust. Dists. Dist. Empl.
Constr. B,690 .20 . 1,738
Mfg. 3,700 .90 3,330
TCPU 3,980 .90 3,582
Wheol. 3,680 .50 1,840
Retail. 17,070 .02 341
FIRE 6,490 .02 . 130
Services 15,440 .02 ‘ 309
Gov't. 11,700 .02 o 234

Total 11,504

Dividing 11,504 employees by 1,380 acres yields an estimated
net industrial density of 8.34 employees per acre.

The two estimates of current Lee County industrial district
density derived above -~ namely 8.65 and 8.34 -- are very
similar, and their mean value is 8.530, which is very close to
comparable figures for other areas discussed above. Because of
the probability of a continuing trend toward slightly increased
shares of office and even some retail activity in these districts
{which is consistent with the assumptions made in Appendix IV-3),
this overall industrial district density should be increased to
9.0 to reflect the higher densities of these uses. Reducing this
value by 20% to convert from net density to gross density yields
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a probable average gross industrial district density for Lee County

of approximately 7 emplovees/acre.

Of course, this average really represents a range, so that
most industrial areas in the County can be expected to fall
somewhere between 5 and 10 employees per gross acre (which is about
6 to 13 employees per net acre).
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APPENDIX IV-~C
DERIVATION OF TOTAL INDUSTRIAL ACREAGE
TO BE INCLUDED IN THE LAND USE PLAN MAP

The table at the end of this appendix shows the results of
the sequence of calculations performed to arrive at the total
amount of industrial acreage that should be included in the Land
Use Plan Map. Column I is simply a list of the four postulated
atlernative assumptions as to what percentage manufacturing
employment will be of total population in the year 2005. Column
IT is taken from the totals derived in the table at the end of
Appendix IV-A. Column III is equal to Column II divided by 7
employees per gross acre (derived in Appendix IV-B).

Safety and Flexibility Factors

Column IV is equal to Column III increased by a safety
factor to allow for the risk of underestimating needs. The
importance of such a safety factor is stressed in Chapin and
Kaiser's Urban Land Use Planning (1979) on pagé 157:

"In most applications of forecast data in land use planning =--
for example, in estimating industrial land requirements -- there
is some latitude for inaccuracy. The use of industrial employee
density standards in conjunction with a forecast of manufacturing
employment yields a tentative estimate of the new acreage required
to accommodate normal industrial expansion. But then, in the same
way that civil engineers introduce safety factors which make the'
designed capacity of a bridge considerably in excess of maximum
loads anticipated, the city planner usually provides for an
"industrial reserve" or a safety factor in his estimates of space
requirements so that an increment well over the amount of land
estimated to be needed for normal growth and expansion is included."
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And again, on pp. 414 - 15:

"Even with the introduction of a safety factor, the resulting
estimate of space requirements is generally regarded ... as
insufficient to cover the contingency of very large installations
desiring to locate in the area. To cover such an eventuality
and at the same time to give some recognition to the importance
of protecting prime industrial sites in anticipation of needs
even beyond the twenty to twenty-five-year planning period, a
planning agency will frequently earmark additional areas as
'industrial reserves." There is no standard practice in estimating
space requirements in this category: it is largely a subjective
matter, tempered somewhat by the relative scarcity of land in fringe
and dispersed locations that is appropriate for industrial use."

Part of the need for such a safety factor results from the
risk that the assumed average employee density will prove to be
too high (and that more acres will therefore be needed by 2005)
and other uncertainties inherent in analyses of this type.

Another risk is that population (or industrial development
as a function of population) will grow faster than anticipated
during the planning period. .However, this risk decreases as the
assumed future level of manufacturing employment increases. That
is, Lee County's manufacturing employment is less likely to
exceed 7.5% than it is to exceed 2.04%, Therefore, instead of
using a constant safety factor it was decided to use a sliding scalie
of 35%, 30%, 25%, and 20% respectively for the four manufacturing
employment assumtions.

Column V is equal to Column IV increased by a flexibility
factor. Whereas the safety factor discussed above deals with need
and the risk of underestimating it, the flexibility factor deals
with the separate matter of site availability. As explained by Chapin

and Kaiser (p. 408),

"... It should be noted that such a flexibility factor is
over and above the safety factors introduced in the course of
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detailed calculations made in the analyses of space requirements

as discussed in the various sections of this chapter below. Such

a flexibility factor allows for unanticipated choices of individuals
and firms who may acquire land in excess of the estimated need, and
it allows for land which may be held out of use because of personal
preferences or whims of a few property owners or because of legal
complications which make the land unavailable for immediate
development."”

In addition, land may be held back for purposes of speculation.
Chapin and Kaiser suggest 25% as an adequate allowance for
flexibility, and that is the figure used here.

I (11) (II1) (IV) (V)
Assumed Mfqg. Corres~ Gross Industrial Acreage
ponding . .
Empl. as a % Ind. Dist. Est. Devel. With Safety And with
of Total Pop. Empl. Acreage Factor Flex. Factor
2.04 30,095 4,299 5,804 7,255
e300 35,569 5,081 6,605 - 8,257
5.00 40,807 5,830 7,288 9,709
7.50 49,856 7,122 8,546 10,683

Col. II is from Appendix IV-A.

Col. III is Col. II divided by.7 Empl./Gross Ac.

Col. IV is Col. III increased by 35% in line 1, .30% inﬂliﬁe 2,
25% in line 3 and 20% in line 4. " | '

Col. V is Col. IV increased by 25%.
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APPENDIX IV-D
INDUSTRIAL LAND USE AS A PERCENTAGE
OF ALL DEVELOPED LAND

The American Planning Association recently conducted a
survey of 66 American cities of various sizes, types and locations
to determine what the prevailing percentage distribution of land i
use was among various categories -- i.e., residential, commercial,
industrial, and public (including institutional, parks and recrea-
tion and transportation). Such surveys are typically handicapped
by differences in definitions, accuracy, and comparability of data.
Moreover, this survey presents actual conditions as distinguished
from ideal or optimum conditions, and it presents current circum-
stances, not future or projected estimates. '

In addition, the ranges are very large, reflecting the great
differences in the nature of land use patterns from one urban
area to another. However, when grouped into various categories for
purposes of analysis, the figures present prevailing ranges of
industrial land use as a percent of total land use in different
types of urban places, and as such they providé a useful comparison
with the planned amount of industrial acreage proposed for any
given urban area. '

The survey covered cities only, and comparable data are not
available for entire counties. However, the survey applied to
developed land only (that is, excluding agricultural and vacant
land) , and the figures are therefore comparable to those for the
developed -- or urbanized -- portion of Lee County, present or
future (at least for purposes of getting a "feel" for how the
figures vary from place to place and not in order to arrive at
some fixed standard). Moreover, the figures indicate that cities
with large amounts of "suburban" lands which might otherwise be
located outside the city limits (e.g., Houston) do not typically
exhibit a lower percentage of industrial land use than other cities,
indicating that the developed portions of urban counties are
similar to incorporated city areas in this respect.
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INDUSTRIAL LAND USE AS A PERCENTAGE OF ALL
DEVELOPED LAND IN VARIOUS TYPES OF CITIES

Mean Median Range
Large cities (Pop. 280,000+) 12.0 11.5 3 - 32
Cities over 1 million Pop. 10.8 11.0 6 - 15
Cities % to 1 million Pop. 11.0 9.0 3 - 25
Cities under % million Pop. 13.3 13.0 3 - 32
Small cities (300 - 41,400 Pop.) 13.0 12.5 3 - 21
Sunbelt cities ‘ 11.0 8.5 3 - 32
Snowbelt cities N 13.1 13.0 3 - 25
Resort/retirement cities 6.1 6.5 4 - 10
Coastal cities 11.3 10.0 4 - 25

SOURCE: Author's analysis of ApPa Survey Results (PAS Memo, May 1983}).

The above table shows industrial land use as a percentage of
all developed land for various types of U.S. urban areas.

Population size does not appear to be a significant factor,
with the mean, median and range values exhibiting a remarkable
similarity for very large cities down to very small ones.

Sunbelt cities exhibit slightly lower mean and median values
- than do snowbelt cities, but the ranges overlap for the most part,
with sunbelt values going 38% higher than snowbelt values.

Cities containing major resort and retirement components have
somewhat lower percentages of industrial land, -as would be expected,
since a relatively larger share of their economic base is tourist
and retirement related rather than industrial, and a smaller
percentage of. their population is employed.

Coastal cities show no great difference from the other categor-
ies in mean, median oy range .of values.

It is also interesting to compare Lee County's percentage of
industriel land with those for other areas in the above survey.
According to the Southwest Florida Regional Planning Council's 1980
report, "Commercial and Industrial Strategies," Lee County (presum-
ably including the three cities therein) had 886 acres of industrial
land out of a total of 153,976 acres of "urban" land, for an industriall
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land percentage of 0.6%. However, this survey appears to have used

a relatively conservative definition of "industrial" land (as dis-
cussed in Appendix IV-B). Also, a comparison with comparable figqures
in the Lee County Division of Community Development's 1981 land use
survey (even taking into consideration the fact that the latter
excludes -cities) suggests that SWFRPC's "urban" land figure of 153,976
acres is substantially larger than what might normally be considered
as "developed”" land.

A better comparison for this purpose can be derived from the
County's own.198l land use survey (again, keeping in mind that it
only covers unincorporated lands). If "industrial" lands are defined
as consisting of all light industry (which, in this survey, includes
wholesaling and distribution), heavy industry, mineral extraction,
and one third of ttansportation-utilities-communication, then in
1981 6.0% of Lee County's developed land was in industrial use. If
in addition, campgréunds and similar uses are excluded from the total
(as not being "developed" in one sense of the word), the industrial
percentage rises to 6.4% of all developed land. This puts Lee County
in the low-middle for resort/retirément cities in APA's‘survey.

69

—— . w—— . . . m————

ThomasH, Roberts & Assocuates )




APPENDIX V-A
PLANNING PRINCIPLES FOR LOCATING .
MANUFACTURING, WHOLESALE, AND RELATED USE AREASa)

Manufacturing Areas

1.

6.

Reasonably level land, preferably with not more than 5 percent
slopeb capable of being graded without undue expense, and outside

floodplains. '

Range of choice in close-in, fringe, and dispersed locations:
in extensive manufacturing, large open sites for modern one-
story buildings and accessory storage, loading, and parking
areas in fringe and dispersed locations, usually five acres as
a minimum, with some sites ten, twenty-five, fifty, or one
hundred or more acres depending on the size of the urban area
and the economic outlook for extensive manufacturing; in
intensive manufacturing, variety of site sizes for modern one-
story or multiple-story buildings and accessory storage, loading,
and parking areas in close-in and fringe locations, usually
under five acres. i '

Direct access to commercial transportation facilities: in
fringe and dispersed locations, access to railroad, major truck-
ing routes, cargo airports and, in some urban areas, deep-

water channels; and in close-in locations, for a major
proportion of sites, access to both railroad and trucking
routes, with the balance adjoining trucking thoroughfares or,

if appropriate, port areas.

Within easy commuting time of residential areas of labor force
and accessible to transit and major thoroughfares directly
connected with housing areas.

Availability of utilities at or near the site.

Compatibility with surrounding uses, considering prevailing
winds, possibilities of protective greenbelts of open space,
development of "industrial parks," and other amenity factors
both within the manufacturing area and in relation to adjoining
land uses.

Compatibility of locations with air guality management criteria,
especially in "nonattainment areas" of the Air Quality Control
Region in which the area falls.

For industrial activities involving water-borne wastes, locations
where adequate on-site pretreatment of wastes is possible.

a}

b)

Chapin and Kaiser

Not a problem in Lee County!
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Wholesale and Related Use Areas

1.

Reasonably level land, preferably with not more than 5 percent
slope,@) capable of being graded without undue expense, and
outside floodplains.

Range of choice in close-in and fringe locations, site sizes
usually under five acres.

Direct access to trucking routes and major street system for
incoming goods and outgoing deliveries; frontage on a commercial
street or in well-served wholesale centers; railroad access

for minor proportion of sites or centers.

Suitablilty for development of integrated centers, with consid-~
eration for amenity within the development and in adjoining areas.

a) Not a problem in Lee County!
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a)

b)

APPENDIX V-B
LOCATIONAL PRINCIFLES AND CRITERIA
FOR INDUSTRIAL LAND DEVELOPMENT®)

Land must be physically suitable for industry. First-quality
sites are level, well drained, and accessible. Cast-off land,
not considered useful for any other purpose, will not gualify
as satisfactory (or marketable) plant sites. Therefore,
swampy, hilly, remote, or inaccessible land does not constitute
a usable industrial land reserve.

The gradient usually should not be over 5 percent.b)
Occasionally sites with steeper grades, if well located with
respect to freeways or railroads and to centers of population,
can be economically graded for industrial use.

Exceptions are (a) land near deep-draft channels, which is
becoming so scarce that drzinage and loan-bearing problems may
not be considered a serious deficiency, and (b) land for labora-
tories and headquarters office buildings, where limited gradient
concessions may be made to obtain attractive large suburban
sites (partly level and partly rolling terrian, but possessing
such special attractions as trees, streams, and other interesting
natural features).

Utilities and services should be available or feasible.

Large industrial establishments often drill wells for their
water supply, construct their own water and sewage treatment
facilities, and are such large consumers of power that utility
lines can be extended profitably to remote sites. Small
industrial plants, however, are not self-sufficient and must
rely upon the community for services. :

Railroad sites continue to be vital to many industries.

Prime railroad~served sites are those fronted by a major highway
and backed by the railroad. Sites along the railroad should be
not less than 1,000 feet ir depth and preferably 2,000 feet or
more. Shallow tracts under 500 feet in depth restrict expansion
and cannot be used efficiently by most types of industries
requiring rail service; exceptions are central-city sites.

Prominent sites on freeways are sought by more and more industries.
Many light industries and laboratories do not reguire rail

service at the plant site, which allows greater flexibility in
their site selection. Industries seek the advertising advan-

tage of a prominent site fcr their attractive new plants, as

well as the economy of an uncongested route for employees

driving to and from work ard the availability of the freeway

for truck service.

Industrial Land Development. Baltimore Regional Planning
Council, Dorothy Muncy. 1959.

Not a problem in Lee County!
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Highway sites can vary in depth from a minimum of
approximately 600 to 800 feet up to 2,000 feet or more. It
must be remembered that for sites fronting on freeways, space
for frontage or service roads must be provided.

Land adjacent to or near airports should be reserved for special
airport-oriented industries. Industries which require flight

test facilities or are dependent upon air freight for a sub- -
stantial portion of their receipts and shipments should have an
opportunity to locate near an airport. Also, some industrial
firms now seek proximity to an airport terminal because of the
extensive air travel required in operating a headquarters office,
laboratory, or national service center.

Environs of industrial sites must be attractive, not blighted.
Responsible industries, like most individual families planning
to build a new home, wart to locate in an area that is and will
remain attractive. Industry does not want to build next to
blighted areas, whether residential or industrial.

Size of industrial tracts should vary. The region, in selecting
land for an industrial reserve, should provide for three types
of industrial sites: (a) individual plant sites, ranging from
two and a half to ten acres or more; (b) planned industrial
district sites with a minimum size of approximately ten acres;
(c) special sites for industries requiring large land areas,
ranging from 200 to 1,000 or more acres.

"Nuisance" industries need efficient locations. Every metro-
politan region requires industries often regarded as "nuisances."
Junkyards, areas for open storage of construction materials,

and fuel storage areas are usually objected to, first, as a
hazard to health and property and, second, because of their
appearance.
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APPENDIX V-C
INDUSTRIAL PARK CRITERIA AND STANDARDS
OF THE NATIONAL ASSOCIATION OF INDUSTRIAIL PARKS2)

Criteria

An industrial park is the assembly of land, under one continuing
control, to provide facilities for business and industry consistent
with a master plan and restrictions, resulting in the creation of a
physical enviromment achieving the following objectives:

consistency with community goals,

efficient business and industrial operations,
human scale and values,

compatibility with natural environments,
achieving and sustaining highest land values.

Standards

Pysical ~Ope;ational
Paved streets One management
Adequate utility systems for Master plan

multiple industrial users Design review process
Setback or percentage Enforcement process

coverage requirements Community relations
Landscaping Restrictions
Off-street parking Legal representation
Architectural control . Effective supervision

through approval of: of environmental

appearance conditions

siting
building materils

signs

a} Industrial Development Handbook, Urban Land Institute, 1975;
and Commercial and Industrial Strategies, Southwest Florida
Regional Plannign Council, June 1980.

InomasH. Roberls & Assockiles
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12.

13.
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BACKGROUND

Airport Commerce Land Use Category

Policy 1.2.2 of the Lee Plan sets forth the parameters of the Arport Commerce land use

category requested for the subject property:

The Airport Commerce areas are commercial and industrial lands adjacent to the airport
needed to accommodaie projected growth through the year 2010. These areas may
include mixed-use developments consisting of light manufacturing or assembly,
warchousing and distribution facilities; offices; ground transportation and airport-related
terminals or transfer facilities; hotelsimotels, meeting facilities, and other hospitality
services; and ancillary commercial uses. Because this area is located within the Six Mile
Cypress Basin and is also a primary point of entry info Lee County, special

environmental and design review guzdelmes will be applied to its.development to

maintain the appeamnce of this area as a primary point of entry into Lee County.

Property Locatmn
As described in the ORC (See Appendix A), the subject property is located north of Alico
Road, south of the airport, and east of I-75. More specifically, it is located immediately east

of other properties currently designated as Airport Commerce, immediately south-of the -

area currently slated for acquisition by the airport. See Exhibits A and B.

~ Prior Review

© The subject property has been reviewed as-a part of the Alico AMDA The submitted
material was found to be sufficient by Lee County and the Southwest Florida Regional
Planning Council. With the designation of a part of the Alico AMDA property.as the site

for the Florida Gulf Coast University, the AMDA was put on hold. The sub'ject property
has also been studied by the Lee County Port Authority as a pait of their on-going Airport -

Master Plan Update program.
AIRPORT ACQUISITION

Airport Master Plan Update
In 1989, 4,600 acres were proposed for acquisition by or for the airport. In 1990, the Lee

County Port Authority commissioned a study of the short and long term needs of the

Southwest Florida Regional (now International) Airport and that acreage figure was
increased to a total of 6,300 acres. One of the "Short Term Needs" identified in that study
was the “Preparation of a site for future airport support activities". Exhibit C1 (Exhibit L.1
of that study) depicts an aggressive position in designating the subject property as "Revenue
Support'. Inicluded in the acreage were uses associated with the airport but not technically
a part of it. The county wanted to control the land uses adjacent to the expanding airport
to ensure that related land uses required by the airport were provided nearby and that all
land 'uses in the area were compatible with the airport. The proposed expansion of the
Airport Commerce land use category clearly provides the support envisioned. The 1990
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Anport Master Plan Update described the uses proposed for this area as follows:

Secondary, or induced, impacts result indirectly from the lengthened runway and other
projects. The primary induced non-aviation development includes potential activities
drawn to the airport by zoning to insure compatible development. Light industrial and
“high-tech" plants are likely types of industrial development. Developments outside this
"area zoned to insure compatible development that are induced Iargely by their close
proximity to the airport will also have a significant impact on the region. This includes
commercial office, retail, hotelfmotel, restaurant, and residential. '

Industrial and commercial activity is expected to grow significantly beyond the traditional
bases of retirement, construction, land developmeny; and tourism. High-tech industry
and light manufacturing will provide future employment increases for wage earners and
professionals. RSW and Lee County I-75 interchanges will serve as the focus for this
diversified growth. (p. 1II-11) .

The induced socio-economic impacts of the long term projects will include commercidl
development induced largely by its close proximity to the airport, such as commercial
office, retail, hotelfmotel, restaurant, residential (especially housing for airpori employees),
Juel farms, and-rental car agencies. These impacts will likely be significant and are
generally considered positive impacts. (p. IV-48) :

Any specific development proposal within the parameters set forth herein will require
more study through the Lee County development approval process to fully evaluate the
impacts of the proposed land use on the-iatural and man made systenis. These will be
completed as a part of the permzttmg process. ~

We have superimposed the boundaries of the Airport Commerce land use amendment on
the County’s 1990 Airport Master Plan Update. See Exhibit-C2. The uses proposed for this
area are not airport uses. per se but are "commercial and industrial lands adjacent to the
airport needed -to accommedate projected growth" related fo the airport.” That was the
County proposal in-designating this area as "Revenue Support'. The County proposal
" incorporated in the Alico AMDA with the designation of the area as "Woild Trade/Employ-
mem/Attracuon Centers". The text of the Alico- A:MDA descnbes this land use as:

This area is ta be the focus of expanded job oppoﬁumtzes in central Lee County. The
World Trade/Ewmployment/Atiraction Centers category is ‘strategically located in the
. northwest portion of the site where access to rail, air and the road network is assured.
-Many. of the land uses proposed for this category are clearly related to the expanded

activities .of the Southwest. Florida Regional Airpors, ... Industrial levels of water, sewer,

! jt should be noted that the rail connection is no longer available to the site. ‘

ORC Response
Airport Commerce
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ﬁre protection and other services will be provided-in this area where appropriate. The
airport. hazaml zone regulations will be complied with, where applicable.

The property .owner, Alico, Inc., and the Port: Authority independently reached the
conclusion that development which is compatible with the airport, such as air freight
facilities, air support bases, light industrial and "high-tech" plants, transfer facilities, business
park, commereial office, retail, service, and hotel/motel are suitable. types of development
for this property. This development would be induced largely by their close proximity to
the airport. The addition of Florida Gulf Coast University to the area creates a synergy that
is unparalleled in the area. A business use could be located with easy access both to a
umniversity and an expanding airport. Both the property owner, Alico, Inc., and the Port
Authority has concluded that it would be a mistake to encourage residential development
in the area. 'Ihe Airport Commerce land use category does not allow residential land uses.

“Revised Airport Expansion
The subject property was also included previously within the area deSIgnated for acqulsmon
by the airport before budgetary constraints required a more conservative acquisition area.
See Exhibit D. In 1993, the Airport’s Master Plan Update was amended to reduce the area

slated for acquisition by the airport. The text of that document includes the following_

language

The greatest operatzonal difference from the approved plan involves opportunities for
development to the south...This development includes areas designated for revenue
* suppor: opporiunities...Most of this property was removed from the refined layous, leaving

its developmeni to private zndustry .Compatible commercial and industrial uses are still .

recommended for the areg...

The revised Master Plan Update shoWs the proposed Airport expansion’ abuttmg the subject '

property and includes an access fo the airport from the south, through the sub]ect property
. See Exhibit D.’

Development Requmng or Desmng Proximity to the Airport

An informal study was previously completed by the landowner regarding airport-related
uses. Comparisons between the Alico property and development near the Orlando Airport
(i.e., Lake Nona, Lee Vista Center, Orlando Corporate Center, Semoran Center and the
Cabot, Cabot & Forbes Office Park) were considered. In addition, other large scale
projects such as Las Colinas outside Dallas, Wellington near Fort Lauderdale and a number

of industrial and ¢ommercial parks in Tampa were analyzed to assess the compatibility of ..

similar land uses for the land in question. Additional information was also compiled from

the Business Development ‘Corporation regardmg the ‘needs and desu‘es of busmesses
locating to this area. ‘

ORC Response
Airport Comimnerce
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Developments closely related to airport activities require close proximity to the airport.,

These can include distribution centers, warehouse facilities and meeting facilities targeted
at the traveling professionals. Other developments which choose to be near axrports include
" those which will utilize the airport’s shipping facilities. Ahco, Inc. has already had inquiries
from this type of compames As the airport expands, it is essential that adequate acreage
is provided for these uses in its vicinity. The additional Airport Commerce acreage ensures
that these-uses will not be precluded T

" Expansion of the Airport Commerce Land Use Category
The subject property is the logical extension of the Airport Commerce land use category.
The property is sandwiched between property currently designated as Airport Commierce,
an approved mining site, the expanding airport and Alico Road. This property may be the
last property to receive the Airport: Commerce designation.

The Lee County Port Authority has recogmzed that "the expansion of the existing facility
is absolutely necessary to neet the future needs of the region". The clear limitations to the
expansion of the Miami International Airport and the expandmg trade with South and
Central America will require additional space -at other airports in South Florida. The
Southwest Florida Intematlonal Airport has the ability to meet that need. ‘See Exhibit B.

' ADEQUATE ENVHRONMENTAL PROTECTION MEASURES IN PLACE

Lee County already has in place adequate environmental protection regulaﬂons to protect
the subject property. No relief from those measures or the adopted regulatlons of the State
of Florida have been requested regardmg this property.

Wetlands Not.Included in Amendment Regquest

The requested amendment-applies only to the uplands within the subject property. No
" application has been made to change the Iand use designation of any of the areas within the
subject property which would be designated as Wetlands. The acreage within the perimeter
of the subject property totals approximately 1,400 acres. Within that envelope is significant

~ acreage which will be considered to-be Wetlands by Lee County. Definitive Wetland

jurisdictional determinations will be -made on this acreage when the property submits for

development approval by Lee County in accordance with the provisions of Ob]ee‘uve 1 5 (as. |

amended) of the-Lee Plan.

annty-wxde Environmental Protection Measures
. The Lee. Plan included extensive sections regarding environmental protecﬁon in ts

Conservation and Coastal Management section. The adopted Land Development Code

provides more detailed requirements. Particularly relevant are the provisions in Chapter
14: Envn‘onment and Natural Resources which include "Wildlife and Habitat Protectlon“,

ORC Response
Airport Commnerce
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Wellfield Protection”, "Wetland Protection”, and “Tree Protection" requirements. In
addition, the subject property is governed by all other applicable Lee County Regulations.

Six Mile Cypress Regulations :

In setting out the parameters for the Airport Commerce land use category, it was assumed
that this lJand use category would be applied only to properties within the Six Mile Cypress
Basin. The subject property fits that requirement as it lies totally within the Basin. See
Exhibit E. The subject property is also subject to the "special environmental and design
yeview guidelines" imposed on properties in this part of Lee County..

GROUNDWATER RESOURCE

Subject Area Not Designated For Future Wellfields ; . :

The Henigar & Ray Groundwater Resource Protection Study dated July 28, 1993, sets forth
areas that had "potential for development of the water table aquifer for fuiure water supply
needs". On January 27, 1994, however, the Lee County Regional Water Supply Authority
conceptually approved the Lee County Regional Water Supply Authority Master Plapn. The
Master Plan analyzes the potable water needs for Lee County in 10-year increments through
the year 2030 and makes recommendations as to the size and location of future wellfields.
Exhibit F shows the locations of these wellfields. None of the wellfields is located on the

subject property.

Airport Expansion Precludes Future Wellfields

Because of concerns about the stability of the runways at the International Airport, major
withdrawals would not be permitted in this proposed expansion to the Airport Commerce .
land use category.- : '

Henigar & Ray’s "Scenarios" » S o
The Henigar & Ray study includes a number of “scenarios", described by them as "not

suggested as the potential final land use designations...but rather for discussion purposes ‘
based on grouridwater protection scenarios’. The text includes -on page 43 the following
language: : ) ' g o ' .

..sound growth management planning principles take into account many other aspects
of the impact of growth besides groundwater. Proper planning requires @ comprehensive
approach to issies analysis and considers other equations such as compatibility, levels
of service, sprawl, population projections, analysis of communily needs issues, and
surface water issues to name a few. . - :

Lee County has proposed through the subject Plan amendment, as well as related text
amendments, to set forth another land use scenario which will protect the area’s :

‘ORC Response
Airport Commerce
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groundwater resource while still allowing development compatible wrth the expanding
airport. : : .

In Henigar & Ray ranking of areas within the Density Reduction Groundwater Resource

land use category, the sub_;ect property was designated as both "Area A" and "Area B".

Generally the property is divided with the northerly half within Area B and the property
.. between that and Alico Road within Area-A. See Exhibit-G. Sound growth management
planning principles cannot ignore the area’s transportation network; permitted excavation
sites and adjacent existing and proposed land uses.

GROUNDWATER RESOURCE FPROTECTION

A number of measures have been adopted by Lee County relating to the protectmn of the
area’s groundwater resources. The adoption of addmonal regulation is recommended
through the proposed EAR amendments.

County—wnde Water Resource Pmtectlon Measures '

The Lee Plan includes extensive provisions under Goal 39: Protection of Water Resources.
The adopted Land Development Code provides more detailed requirements. Particulagly
relevant are ‘the provisions in Chapter 14: Environment and Natural Resources which
include "Wellfield Protection" requirements. In addition, the subject property is govemed

by all other applicable Lee County Regulanons

Six Mile Cypress Regulatnons ‘

Among the prov:smns of the Lee Plan are a number of policies related to the protectlon of
groundwater in the Six Mile Cypress Watershed. They are listed under Geal 38:
“Coordinated Surface Water Management and Land Use Planning on a Watershed Basis".
The Six Mile Cypress Basin is specifically mentioned in Poliey 38.3.1 and Policy 38.3. 2,
Objectlve 384, Pohcy 38.4.1, Policy 38.4.2 and Pohcy 3843 :

Special Gmundwater Pmtectmn Measures

Based on the adopted EAR, Lee County has proposed that language be added fo Pohcy
1.2.2, the Airport Commerce land use category description. It provides that all development
within the subject. property be reviewed and developed as planned developments and it
prowdes that best management practices be utilized.

.Propen:y in [subject property] must-be rezoned fo planned developmeni zoning
categaty prior to any development other than the constryction of essential public services.
During the rezoning process, the best environmental management practices identified on
pages 43 and 44 of the July 28, 1993 Henigar & Ray study entitled, "Groundwater
Resource Protection Study" will be rebuttably presumed to be necessary to protect
potential groundwater resources in the area.
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Wastewater Treatment Facilities
One of the specific post development performance standards included in the Henigar & Ray
Study is "No septic systems at densities greater than 1 dwelling unit per net acre". The

area is adjacent to the gg:_panded Gulf. Utilities Wastey_later Treatment franchise area.

Through all of their discussion with the county and included within the Alico AMDA is the '

commitment that the area will be developed under a central wastewater system. The
language in the AMDA text is as follows: :

An on-site treatment and dl.sposal plant will be provided wzthm the Alico Inc /Central
Lee County Property. (p. 21-3)

LAND USE SUITABILITY

In reaching the conclusion that "Anport Commer " type uses would be suitable for this
property, both the Port Authority and Alico Inc. completed numerous studies. They include
soil suitability analysis, vegetation -and wildlife studies, transportation studies and
groundwater analyses.

Among the atm’butes of the subject property for Alrport Commerce type land uses are 1ts
-unified control, ability to provide large parcels of land, proximity to the area’s main

transportation network, the ability to provide assurances of quality control through deed

restrictions and ability to provide the requisite infrastructure.

Airport Noise Levels

Exhibit H depicts the expected noise contours related to the-expansion of the Southwest
Florida International Airport as-well as the location of the subject property: Itis clear that
. parts of the subject property-are not suitable for residential land use. Areas are within the
60 and 65 Ldn noise contour. Further it is anticipated that with the expansion of the Airport
an expansion of the Airport Noise Zone Overlays to include all or virtually all of the subject
property will be required. The current Lee Plan land use designation allows residential land
uses, whereas the proposed Airport Commerce land use categoryprecludes the mcompauble
residential land uses.

Vegetatmn and Soils

Information on the Vegetation and Soils of this property was reviewed by Lee County and

the Department of Commumty Affairs as a part of the Alico AMDA review. A copy of the
Vegetation and Soils map is attached with the subject area indicated. See Exhibits T and
J. See also Jater dxscussmn regardmg the site’s Resource Protection areas. : :

The soils on the subject property are typical of those in Lee County. The table mcluded
in Appendix C indicates the soils with limitations in regard to supporting low lying bulldmgs
or for the construction of pond embankments These limitations can be overcome using a
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number of stabilizing treatments. According to the Soil Conservation Service, there are no
Prime Farmlands and there are no Unique Farmlands within the proposed Adrport
Commerce expansion area. '

Topography _ .
Information on the topography of this property was reviewed by Lee County and the
Depaitiient of Community Affairs as a pait of the Alico AMDA review. The lack of relief
on the subject property is one of the attributes that make the property suitable for Airport

Commerce type land uses. A copy of the topographic map is attached with the subject area

indicated.. See Exhibit K. :

Trarisportation Network o

The subject property is adjacent to Interstate 75 and Alico Road. A number of
{ransportation improvements are proposed within the area. They include the extension of
Treeline Boulevard and the construction of a southerly access to the Airport. The specific
alignment of the "Airport Expressway", a limited access roadway linking Summerlin Road,
US 41 and I-75 to the Airport, is being studied at this time in conjunction with a FDOT
study of the Interstate 75 corridor. All of the proposed alignments run east-west through
the subject property in a corridor extending from Alico Road to the property’s northern
boundary. The specific alignment sent to FDOT for review placed- the Expressway
approximately one-half mile north of Alico Road. The proposed transportation network:

depicted on both the County’s 2010 Needs Plan and its 2010 Financially Feasible Plan® .

" See Fxhibit L.

Industrial Suitability _ ‘

The subject property, as discussed earlier, meets the special location requirements for
industrial development. The completion of the Regional Airport and the recent completion
of 1-75- provide two main transportation links which are now available for Lee County’s
industrial enterprises. The extension of Treeline Boulevard from' Colonial Boulevard to

Corkscrew Road will provide north-south.access without having to utilize I-75. The planned -

transportation network will serve industrial development well. The southerly access to the
airport has been considered as a freight entranceway, a "back door to the airport". Future
planning in the area could result in this being an additional front door as well. The
property owner has committed to provide any special utility provisions for industiial land
uses at the subject location. Finally, the location of the subject property meets the Lee Plan
criteria of a close home-work commute for industrial employees. ’ :

?

-

2 A study is currently under way in Lee County which will result in a 2020 Needs Plan. .

GRC Respans.e
Airport Commerce
10121/94 ' o 18

—

.
e

oy

e,

f' [RNESEWE
\_.-H.,' -

e e
. Sy

r_ana-‘" rmtiear Fm-&-\ i l“ Ty y—ie frrmatnng st Pt
@ ¢ [ oe— * g;‘f el R ER—— R — (e

r"“ﬁr




e Sl e B

. . EYYETELLE PLANMARG aURVEYON
o SGHECAN HEARVAL (-00-h 1 PRALy LANTGUANE ARTITTETTH ANVINGrMEHTAL QONUULTANTE
Ha, AUTT DOLONAL HCLLAVARD . . 0 gaE-Iane
118 ALIGD BITS 19 1OGATEN AOVE TIE 198 YRAR . rone MYRRR, FLORIA Ao ’ . PAN (@100 Hue.Tave

/ * Stin'bject Property
SN @V J
7 § 26

~h
Y

s

ks

e

Y ot G -

LTINS ov&uw S e
LEN YL oy ALIOD, NG, / GENTRAL LEE QOLINTY BROPEATY
. ¢ JJANUARY 188U .

PROFOORE LARTS

AAIL BN o IILLEE » BARTON poLl. & PHEE, N,

rigae CHoHT ANUA,

LU PLR 1900
FEOHRAL @EnATIAY FAMADEHART ATTHOY, 1908

oK, CORIIMVATION, 100d

mosUrNanle vees FATQARALIEY MM‘E’ A ARDIAL PIIO(QONARKE Exl'lln lT K
| | o, Topography |,

0AqTP MAY weae,




J——

LEE COUNTY MPO
2010 FINANCIALLY- -FEASIBLE PLAN

mauua? %%Nﬂ% 194 ng?gﬁ i,, asam | _ \“

Y ‘4'!2. 19

BAVHERE AT W ;,.,,,,,M }J?

2 =1 SR &0 ‘ .
;
il

R

i
wh
2,
=5
S

4 » I, , o ~ M
LEGEHD \] i) NEC M g““““‘“““ T ~ oo
D a5l ‘

0
A% |-

St

e
A
SROT
%

60 QSIGUO 1 um

lMl‘ROVF MF T2 -
EXPIESSWAY -

e st mana ou 2 LANES . :
esvavaracs 4 LAHES 2] .
¥ L

uivIDED ARIENALS E , SR
@ LEE COUNTY

ot GUIHLGNJB |

o .,.......‘..§ :ﬁ:tcs @~
P 113 ('8 o ESUNOLE *
rremtmsernse 4 AANES ' :
prerocemad 6 LANES e | N JD

’ . i N A
YHOIYIOED = : ' - Subject Propert
TR T g” 'T"”“" M ~ : Jes P y
tssmastet= 3 LANES 3 ‘

p—-r-o—o-umr-a4 tANES N .- . A%&

OUE~WAY TAIR ' ,;/ .

sasmnmnteares 2 LAHES
wnsstssnnnns § LAHES

+2 NIUNGE COMMECTOR
QUADE SEFARATED BHERCUANGES . ®

O eumyie Croomnien .
y ;

oy

\ e

-t

| e ey
! R

/l

i
ml
!
N
_

3
b
(-

~EEOIOR TVIED : R
% A§swzo 1y 0 g@uvm. H 4\; n TAHEL N
3 :o }o 1“ gg "m; uu}. ROW 7Ot 8L FUNDED y

1 X} aE-WAY PAR (S mcumm M !
b 1\?‘ mw QL g 'U\u e/ i‘fﬁ’«mm{}‘umu mp B %)mznumm o f—-‘la VSt A 1}
i b Jm:&mam i}i‘m e\. H ‘\;R ¥
3 t‘:lf A fitva o e iu?li:lmuzu oY oom\mon suY
Yo eXEEone OF NorHL AneoRe fose 1 Y LEE
11 ARDINOHAL FUOUG FOIL TG mmmc m az meuunm n‘t & OOUMIY . B
_ BEXIHBIT L . @
Trangportation Networl k

~

20

jo—




pP———

p———
e

Nm)

— [—— A

7

i

i
g

e, f—— fm,
o

]

s Ty

Byt Bpprmesend “raraeend

f—

2

Hmsais:
Lm—

e
everrend

Trmrt,

]

£y
| —1

LAND USE COMPATIBILITY

As stated earlier, the property owner, Alico, Inc., and the Port Authority independently
analyzed the types of development that would be compatible and what would not be
compatible with the expanding airport. Both concluded that residential development should

not be encouraged in the area. i ‘ '

In their studies, both the property owner, Alico, Inc., and the Port Authority looked to the
experience of the older airports for guidance. Activities such as shipping and freight
forwarding are often located on property adjacent to airports. Spin-off operations including
warehouse and delivery services, transfer facilities, office complexes, high-tech electronics
and communications companies and a variety ‘of other business services are often located
on property identically located as the subject property. - Other business that are do not
necessarily rely directly on the aigport for their operation, located near an airport because
they value the prestige, services and/or the accessibility of a location near an airport for
their customers and workers. Table 1 presents the different type of land uses attracted to
airports. Providing for these uses on suitably ‘located property is consistent with the
requirements of the industrial needs study completed by Tom Roberts for Lee County. '

Lee County needs to ensure that whatever development occurs on the.subject property is™
compatible with the airpoit and that additional Airport Commeice acreage -in-.the .
appropriate location is not precluded in the future. It would notbe in anyone’s best interest

~ to have this area develop into incompatible high end residential uses, such as happened with
_ the Lake Nona development adjacént to the Orlando Airport. o

Adjacént Land Uses .

Existing and proposed land uses adjacent to the subject propérify" a}é‘COmjaatible.ﬁiﬁ;me Ny
Airport Commerce land use category. . e :

North Southwest Florida International Airport : o '
South Alico: Rdad, University Community and Florida :Rock’s. plant. and
... o mining dctivities . S
East' ¥ Florida Rock’s proposed mining activities approved by Lee County
West - Existing Airport Commerce propetity ' :

Exhibit M depicts these adjacert uses in relation fo the subject property. See also Exhibits
A and B which present the subject property and adjacent land use designations.

t
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LEE PLAN ~ ' o :

The Lee Plan future land use map, as described in the EAR, depicts a planning horizon to
the year 2020. Today the map depicts Airport Commerce related to the existing airport and
the existing transportation network. ‘

Changing Conditions ' -
As Lee County continues to grow and respond to new- efployment opportunities, the
distribution of land uses begins to settle into a workable configuration. These changes are

evident in many ways, particularly within. the discussion of the subject property. With the .

“county’s commitment to the airport expansion, its commitment to the Florida Gulf Coast
University, and its commitment to upgrading the transportation network in the vicinity, the
proposed changes to the Airport Commerce land use category are warranted. The proposed
land use map amendment is a logical reaction to these changed circumstances. No other

property is as well suited because this property has better access and a better relationship

to the expanding airport than some of the existing properties.

Consistency with Adopted Lee Plan Goals, Objectives and Policies
The following are the Lee Plan Goals, Objectives and Policies cited by DCA.

OBJECTIVE 87.1: WATER SUPPLIES. , ‘

Insure water supplies of sufficient quantity and quality to meet the present and projected
demands of all consurners and the environment, based on the capacity of the natural
systems.

Given the conditions imposed through this process, the proposed Airport Comﬁ;erce Jand
use designation on the subject property is consistent with this Objective, Through the year

2030, the subject area has not been shown as a future wellﬁeld area.

- POLICY 87.1.1: : _ ‘, :

Natural water system features which are essential for retention, detention, purification,
runoff, recharge, and maintenance of stream flows and groundwater levels shall be
identified; protected, and inanaged. : I o

Given that the subject preperty is still subject to Lee County and South Florida Water
Management District réquirements which relate to the concerns included in the policy, the
proposed amendment is consistent with the: policy. ~See discussion above regarding
' Groundwater Resource Protection. : S E '

OBJECTIVE 41.2: DENSITY REDUCTION/GROUNDWATER RECHARGE.

County staff shall review all technical data concerning groundwater recharge areas in Lee
County as it becomes available, and propose modifications io the Future Land Use Map
or general county regulations necessary-to protect or improve such areas. :

ORC Response
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The county staff, through the Evaluation and Appraisal Repdrt, has fulfilled the
requirements of this Policy. The proposed Airport Commerce land use designation on the

subject propetty is consistent with this Objective.

POLICY 4L.2.1:
Based on best available technical data, the county shall designale appropriate areas of
*  the county as sources for future potable water supply and revise development regulations

1o preclude incompatible uses of this land.

Lee County has fulfilled the requirements of this Policy through two mechanisms. The
Regional Water Supply study has identified areas suitable as sources for future water supply.
The county’s wellfield protection program set forthin Chapter 14, Article III of the Land
Development Code provides for the protection of existing wellfields from incompatible land
uses. The proposed Airport Commerce land use designation on the subject property is
consistent with this Policy.

POLICY 41.2.2:

A new land use category, called the Density Reduction/Groundwaler Resource category, -

shall be applied to protect the county’s groundwater resources and principal rechaige
areas. Land use controls in the category shall be as described.in Policy 1.4.3.

_The county has applied the Density Reduction/Groundwater Resource cétegory to parts of
Lee County. In this amendment as well as other parts of the EAR, the county has

attempted to carry out the intent of this policy in a specific application. The proposed
Airport Commerce land use designation on the subject property is consistent with this
Policy. R

OBJECTIVE 41.3: POTABLE GROUNDWATER. _

Bast all future development and use of groundwater resources on determinations of the
safe yield of the aquifer system(s) in order not lo impair the native groundwater quality.
or create other environmental damage. Criteria for safe-yield determinations, shall be
established through groundwater supply and surface water-management studies over the
years 1989-1993. ' oo

This Objective, as the language states, is related to “determinations of the safe yield of the.- :
aquifer system(s)" Policies 41.3.1, Policy 41.3.2, Policy 41.3.3 and Policy 41.3.4 all relate to .
identify future wellfields and/or relocation site(s) for existing wellfields, instituting a -

program to identify point and non-point sources of groundwater pollutants, identifying the
county’s future water needs consistent with population projections, identifying and mapping
the contamination potential of groundwater resources for those areas of Lee County not

currently under public ownership and accelerating the cou nty’s current program of plugging,

non-valved, abandoned, or improperly-cased artesian wells.

ORC Response
Airport Commerce
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however, the property owner, Lee County and the Airport Authority have recognized the
need -for additional acreage slated for airport-related growth and the growth of other
compatible land uses. Industrial development is expected to be a main component of any
development within the Airport Commerce designated subject property.

Residential Land Uses Reduced :

No additional residential units are added to Lee County as a result of this proposed land
use map amendment. In fact, the proposed reclassification of the subject property from
Density Reduetion Groundwater Resource to Airport Commerce actually decreases the
number of units possible. Residential units are precluded from this land use category. With
the change of the property to Airport Commerce, the property would be eligible for no
residential units. '

' Urban Résewe Area -
The reviewer has misunderstood Lee County’s “Urban Reserve Area". The Urban Reserve

Area is described in Policy 1.7:3 as an overlay which “indicates areas that are suitable for -

annexation into the adjoining municipality. Urban Reserve areas are initially established
by interlocal agreement...". The presence or absence of this designation on the subject
property is ifrelevant to its suitability as an expansion of the Airport Commerce land use
category. o '

ORC Response
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Objection: : o

The revised policy expands the Airport Commerce designation to include parcels
which are identified as Density Reduction Groundwater Recharge Areas subject to
best environmeiital management practices. The revised policy would allow unsuitable
land uses-and.would not ensure groundwater resources of the county are adequately
protected. (Rules 9J-5.005, 93-5.006(2), (3)(b) and (c), (4), and (5), and 93-5.013(1)
and (2)(b) and (c), F.A.C.) - ST ;

Recommendation: :

Provide adequate data and analysis to address the suitability of the area for
designation as Airport Commerce, or alternatively delete the provision to expand the
Airport Comméree district to include these parcels. :

ORC Response
Aérport Comumerce
10/21/94
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. Appendlx B . o
: HENEGAR & RAY’S SUGGESTED BEST MANAGEMENT PRACTICES
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1.

. 3

5.

AREA B - 1 du/acre with post development performance standards 1,2, 4,5,
" 6 and 7 below

AREA C - 1 du/acre with no’ post development standards beyond existing -

standards e

* The following are post-development performance standards which may be af:pﬁed:

Site retention and perco‘latmn of the first three mches of the run-off generated

in a 100 year storm. (The SFWMD is, developmg Best Management Practices
for "Outstandmg Natural Systems” that are located in  the same general area as
the DRGR in southeast Lee County. After the SFWMD research is concluded

' in 18-24 months, 1t may be appropriate to utilize retenuon/ detention standards

reoommended in theu‘ study.) (See Appendrx D for other standards.)

Underground storage of hazardous materials is not permltted. Above ground
storage shall use Best Envrronmeutal Protection Management Pracuce design
and operation standards (see Appendix C).

No storage of hazardous marerials.

" No septic syst¢ms at densities greater than 1 dwelling unit per net acre. -

Samtary sewer systems shall use BEMP structural design and "operation'
4 _standards for collection and treatment facdmes that assure no leakage of
efﬂuent. stposa‘l methods shall be located and managed to assure proper

: tteatment pnor to reachmg the ground water (see Appendrx D).

Impervious surface ratio must not exceed 035 including roads and all other :

publi¢ facilities. N : N B

43. o 07/28/93 .
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7. Current Potable Water Weilf‘ield‘, Protection étaﬁé&ﬂg ?wili remain in place.

8. Applicable current Potable Water Wellﬁeld Protecuon standards will be

expanded to encompass the entire area.
D. - Scenario 4 - Population Constant

Scenario 4 allocates the same geographlcal areas (A, B, & C) as Scenario 3 (see Pldte V-1).
However, Scenario 4 assigns densuy by allowmg the redistribution of overall existing planned
_ population accommiodation potential through a Transfer of Development Rights (TDR)
program. Area A which is least desirable for urbb.h/suburban dévelopmént énd should
require the greatest effort-in regulatory ground water protection will only be 'allmired to
dcvelop ata densxty/mtens:ty of 1 du/40 acres. Area A will, however, continue to have a
-1 du/ 10 acres available for TDR. Area B will be allowed to develop at 1 du/acre but must
acqulre from a sending zone the ‘necessary | units to increase density from 1 du/ 10 acres to
1 du/acrc. -Area, B will also require BEMP’s specxﬁed in Scenario 3 when development
exceeds 10 du/acres and for all non-residential developmenit. Area C will be alloived to

develop at 1 du/acre but will also be required to acquire mcreased development densnty of -

up to 1 du/acre from an assigned density of 1 di/S acres. In Area C, this increase in
dansnty (from 1 du/S acres to 1 du/acre) can be accomplxshed without any further BEMP
standards than presently exist (ie: wellfield protection standards) ‘The remainder of the

- undeveloped, unplatted O)unty would be allowed fo transfer out (sendmg zone) np t0 25%
of its development nghts

' .Sendmg zones are iand use areas designated as havmg a surplus of developmem rights

-(dcnsnty/mtensuy assxgned exceeds allowable development densxty/mtensuy right) or areas
. where it is -anticipated that development rights may not’ be ﬁ,illy used and, therefore,

available for transfer. Receiving zones are land use areas desngnated as having assigned

densnty/ mtensxty rxghts that are less than the - potential development densnty/mtenslty use if

certain performance standards were applied to the development design and management.

a4 | " 07/28/93
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Southwest Florida Reglonal Airport

24 Dacember 1890

EXHIBIT V.2
SOILS DESCRIPTION AND INTERPRETATION
- (SOURCE: - S6IL SURVEY OF LEE COUNTY, FLORIDA, SCS, 1984)

Draft Environmental Assessment .

. .
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SEASONAL HIGH e LIMITATION
DEPTH WATER TABLE PERAMEABIL- | LIMITATION | FOR POND
: TO ROCK I eemi DURTOR iTY RATE FORLOW | EMBANK-
SOIL NAME | MAP ¢#| SOIL DESCRIPTION (INy *n (MONTHS) (INHOUR) | BUILDINGS MENTS
Noary fevel, poorly
Hallandale dralned on low, broad 12 Severe
Fine Sand & | fawood erea; slopes at 720 ). 118 {Jan-Dac) 20200 Sevare
0-2%; gray fine sand
Neardy tevel, poory .
-EauQallie ’ drained In flatwood ' 5 )
Sand 9 | araas; siopes at 0-2%; >60 0-1.0 (Jun-Oct) 0.&?0.0 Sat{ara Sevare
| gray sand
Nearly level, poorly
) - drained on sloughs;
E{:‘ :PS?: d 10 | slapes-are smeoth 1o >80 0-1.0 ( Jun?Nov) 6.0-20.0 Severe Severa
concave at 0-1%; fine
sand .
Neady lavel, poory
Myakka Fins| dralned In flatwood 6 :
Sand 11 deprasslans; slopes at >60 0-1.0 (dun-Nov) 0.8-20.0 Severa Sevare
0-2%; gray fine sand
Nearly level, podrly
. dralned on broad .
g:nw: Fina 12 | sloughs; slopes are >60 ¢-1.0 ( Julidar) 0.6-20.0 Severs Savera
] smiooth (0 concave at 0-
| 2%; finesand
| Naady tevel, poody .
Baca Fine dralned on flatwoods; ) g -
Sand 13 slopes are smooth at 0- 24-40 0-1.0 (Jun-Feb) 0.6-20.0 Savere Severe
2%; fine sand
Nearly level, paorly
drained on stoughs; . ]
gﬂzag; d 14 | sdlopes are smooth to >60 0-1.0 ¢ Jun‘-‘Se p) 6.0-20.0 Saevere Savare
- concave at 0-1%; fine '
sand .
. Naady-level, very poody
- L drained in broad areas | : ) . .
.{:Jg‘: Cela 20 | of frashwater marsh; >60 +1-1.0 ( Jar:-f)ec) 6.0-20.0 Savere Severe
slopes at 0-1%; black .
muck )
: | Nearly lavef, paory .
. Pinada Fine | ~ dralned In depresslons; . 6 .
Sand 26 alopes are concave at 60 6-1.0 (WJun-Nov) <0.2-20.0 Severe . Sevare
| <1%; fine sand
Neardy level, paordy
! Pompano , " R
: dralned in dapressicns; ) ] . C
‘l;lge:sa;‘\:r.‘aj 27 slopes are cancave at >60 +2.0-1.0 (Jun-Feb) 6.0-20.0 Severa Severe
P : <1%; fine sand
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Southwest Florida Reglonal Alrport
Draft Environmental Assessment
24 December 1890

EXHIBIT V.2 .
SOILS DESCRIPTION AND INTERPRETATION
. (SOURCE: SOIL SURVEY OF LEE COUNTY, FLORIDA, SCS, 1984)

SEASONAL HIGH ‘ LIMITATION

DEPTH |° WATERTABLE PERMEABIL- | LIMITATION | FOR POND
. . . TO ROCK ™gemvn Torem WY RATE FORLOW | EMBANK- .
SOIL NAME | MAP #] SOIL DESCRIPTION (N ) (MONTHS) (INHOUR) | BUILDINGS MENTS
. Nearly level, poody . :
dralned In flatwood
gna?‘\gkalee 28 | areas; slopes are »60 0-1.0 ¢ Jun(}N ov) 0.1-200 | Severe Severa
gmooth to convex at 0- .
2%; sand’ ) . B
Nearly lovel, poardy ; . ’ :
drained on low, broad
Oldsmar flatwood ereas; slopes g 9 y : :
Sand a3 are smooth to slightly >60 0-1.0 (Jun-Feb) <0,2-20.0 Severe Severe {
canvex at 0-2%; fins ;
gand to sand ) .
Neardy level, poory ;
Malabar dralned on sloughs; 6" - : :
34 |slopes are smooth 1o >80 0-1.0 e <0.2-200 Sevare Severs
Fina Sand 1 concave at 0-1%; fine (Jua-Nov) N ..
sand | ) . ;
Nearly level, poorly . B A
‘i Wahasso dralned in flatwood : 5 )
Sand ... 35 | areas; slopes at 0-1%; . 280 | 0¢-1.0 (Jun-Oct) <0.2-20 Severs Severa .
gray 'sand - .
Nearly level; poorly
Anclote’ dralned In {solated 10 .
Sand, 40  |depresslons; slopes are . »>60 +2.0-0 (Jun-N ov)A . 6.0-200 Severe | Severe
1} Depressional smooth to concave at ’ . . o
«1%; black sand : :
) Nearly level, poody
Smyma Fine drained on broad " 4 -
Sand 43 flatwoods; slopes at - >60 0-1.0  (utOcy. 0.6-20.0 . Savere Severs
2%; light gray fina sand .
. Nearly lavel, poody :
Malabar . |dralned In flatwoeds, - ) ) 6 1. ) .. i
Fine Sand, 44 |sloughs & dapresslons; 260 | 42100 ooy <0.2:200 "Severa Savere - :
Deprassional slopes at 0-1%; gray . !
finesand ) ;
Véry poody dralned In
g:g;?"d | depressions; slopes are 10 . :
Loam 45 |smoothtoconcaveatG-| 2060 | 210§ (juang | 0.8-200 Severa Severe . :
L 1%; dark gray sandy | ) - . :
Deprassional foam ' :
Nearly level, paody ’ ) -
Felda Fine : i
dralned In'depressions; - g 7 \ 1
[s)zngéssional 49 slopes are concave &t >80 ' +2-1.0 | (Jun-Dac) 0.6-200 . Seyere ' Severg
_Pp | <1%; fine sand . o :
. Neady level, poardly | : ' ' ’ i
4 Floidana ! . {
. dralned in depressions; g :
Sand, &1 slopes are concave at >60 +2.0-1.0 (Jun-Feb) <0.2-20 Severe Seveare ;
Daprassional P i
<1%; fino sand . :

ve : S, ‘




Southwest Florida Reglonal Alrport
Draft Environmental Assessment
24 Decamber 1990

EXHIBIT V.2
SOILS DESCRIPTION AND INTERPRETATION
(SOURCE: SOIL SURVEY OF LEE COUNTY, FLOR]DA. SCS, 1984)

&

. SEASONAL HIGH LIMITATION .
DEPTH ||  WATERTABLE P?&MEA%L- UMITAL’iE!.alN FEOR Pgtl(o '
TO ROCK |52 s} AA FOR BABANIC
SOILNAME |MAP | solLDESCRIFTION | - (N | ‘G | owme | (NHOUR) | BULDINGS | MENTS
Han Neary leval, poody . .
Myakka Fine .
dralned In depresslong; 8
g:ncrié“bm 83 i pos are cancave at . |. >80 | 42010 (Jun-Feb) 06200 Severe Severe .
e : <1%; fine gand | 1
Neardy level, somewhat
paarly dralned formed
: . by flliing and earth . .-
Matacha moving operations; 5 o
Gravely Fine] 69 |slopes are emooth o »>60 20430 : 20200 Severa Severd
Sand slightly convex at 0-2%; (Jur-Oct)
mixed gravelly fine sand
and sandy mineral
) matarial
y Nearly level, poory
Plnada Fine- J
. {dralned In depresslons; | . 7
gaamrjésslona! = slopes are cancave at >60 {42010 nDee) <0.2-200, Seve'ca Sevare
P <1%; fine sand .

Short and Long Term Impacts

No Expanszon Alternative
" The soils that underlie the existing Alrport facilitles have bheen stablhzed
and do not present problems to the integrity of the structures or pavement.

Retmmng the Airport in its present conﬁguratmn would not have any

unpact ‘o the. land—bearmg capamty or stablllty of the soﬂs underlymg the
Adrport.
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Lee County Board of County Commissioners
Department of Community Development
Division of Planning

: Post Office Box 398
EE COUNTY st iarm, T, S3968 6a58

' Telephone: (239) 533-8585
SOUTHWEST FLORIDA eepFo/:];; 2239§485-§g19

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)

DATE REC'D !/ /// /O REC'D BY: SN

N = . (DD s A < A~ )
APPLICATION FEE 2SO0 ¢ TIDEMARK NO: (' PA 200 - 00D
THE FOLLOWING VERIFIED:
Zoning 16 -9 D Commissioner District

Designation on FLUM [ | "/ rade por F

(To be completed by Planning Staff)
Plan Amendment Cycle: |:| Normal D Small Scale |:| DRI D Emergency

Request No:

APPLICANT PLEASE NOTE:

Answer all questions completely and accurately. Please print or type responses. If
additional space is needed, number and attach additional sheets. The total number of
sheets in your application is:

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Up to 90 additional copies will
be required for Local Planning Agency, Board of County Commissioners hearings and
the Department of Community Affairs' packages. Staff will notify the applicant prior to
each hearing or mail out.

I, the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents
provided are complete and accurate to the best of my knowledge.

/ “3/ / ./ - N ¥ ) / B 68}\)’:
/ J/ / Z/ L"'] L/ [

DATE SIGNATURE OF OWNER C?R AUTHORIZED REPRESENTATIVE

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 1 of 12



I. APPLICANT/AGENT/OWNER INFORMATION

Buffalo-Casselberry Business Trust; Ronald Benderson and David H. Baldauf as Trustees under a
Trust Agreement dated September 22, 1993, known as the Randall Benderson 1993-1 Trust; Blend-
All Hotel Development, Inc.; Ronald Benderson and David H. Baldauf as Trustees under a Trust
Agreement dated April 4, 1968; Post Falls Management Associates, LLC; Ronald Benderson, Randall
Benderson and David H. Baldauf as Trustees under a Trust Agreement dated October 14, 1985,
known as the Benderson 85-1 Trust; BAHD SUB, LLC; NEC ABH, LLC; BUFFALO-FPA, LLC; MSF
Austin-l, LLC; MSF Austin-L, LLC; MSF Round Rock-I, LLC; ALICO-I, LLC; ALICO-II, LLC; ALICO-Ill,
LLC; ALICO-IV, LLC; ALICO-V, LLC; ALICO-VI, LLC; ALICO-VI, LLC; ALICO-VIH, LLC; ALICO-IX,
LLC

APPLICANT
C/O The Benderson Development Corporation, LLC, 8441 Cooper Creek Blvd.
ADDRESS

University Park FL 34201-2006
CITY STATE ZIP
941.359.8303 941.359.1836
TELEPHONE NUMBER FAX NUMBER

D. Wayne Armold, AICP

AGENT*

Q. Grady Minor and Associates, P.A., 3800 Via Del Rey

ADDRESS

Bonita Springs FL 34134
CITY STATE ZIP
239.947.1144 239.947.0375
TELEPHONE NUMBER FAX NUMBER

Neale Montgomery

AGENT*

Pavese Law Firm, 1833 Hendry Street

ADDRESS

Fort Myers FL 33901

CITY STATE ZIP
239.336.6235 239.332.2243
TELEPHONE NUMBER FAX NUMBER

Please see attached Exhibit | — Owners of Record

OWNER(s) OF RECORD

C/O The Benderson Development Corporation, LLC, 8441 Cooper Creek Blvd.
ADDRESS

University Park FL 34201-2006
CITY STATE ZIP
941.359.8303 941.359.1836
TELEPHONE NUMBER FAX NUMBER

Name, address and qualification of additional planners, architects, engineers,
environmental consultants, and other professionals providing information contained
in this application. Please refer to Exhibit Ic.

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 2 of 12



* This will be the person contacted for all business relative to the application.
. REQUESTED CHANGE (Please see Item 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

x | Text Amendment Future Land Use Map Series Amendment
(Maps 1 thru 22)
List Number(s) of Map(s) to be amended

1. Future Land Use Map amendments require the submittal of a complete list,
map, and two sets of mailing labels of all property owners and their mailing
addresses, for all property within 500 feet of the perimeter of the subject
parcel. The list and mailing labels may be obtained from the Property
Appraisers office. The map must reference by number or other symbol the
names of the surrounding property owners list. The applicant is responsible
for the accuracy of the list and map.

At least 15 days before the Local Planning Agency (LPA) hearing, the
applicant will be responsible for posting signs on the subject property,
supplied by the Division of Planning, indicating the action requested, the date
of the LPA hearing, and the case number. An affidavit of compliance with the
posting requirements must be submitted to the Division of Planning prior to
the LPA hearing. The signs must be maintained until after the final Board
adoption hearing when a final decision is rendered.

B. SUMMARY OF REQUEST (Brief explanation):

The applicant is submitting this privately initiated Lee Plan amendment in
conjunction with a Development of Regional Impact (DRI) application. The
DRI encompasses approximately 726+/- acres of property located at the
northeast quadrant of the intersection of Ben Hill Griffin Parkway and Alico
Road. The property which is the subject of the Lee Plan amendment is
approximately 103+/- and is depicted on the attached general location
exhibit. The amendment proposes to modify the Tradeport Land Use
category, Policy 1.2.2 by establishing criteria_under which community and
regional retail commercial development may occur in conjunction with
industrial, office and research and development if developed as a single
project which provides for economic development opportunities. The
regional and community commercial uses would be in addition to the corner-
store commercial land uses currently permitted in this land use category.

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 3 of 12



Ill. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY
(for amendments affecting development potential of property)

A. Property Location:

1. Site Address: Undetermined, Northeast quadrant of Alico Road and Treeline
Ave South

2. STRAP(s): 01-46-25-00-00001.0020, 02-46-25-00-00001.0050, 02-46-25-00-
00001.005A and 02-46-25-00-00001.0080

B. Property Information
Total Acreage of Property: 727+
Total Acreage included in Request: 103+
Total Uplands: 84.61+
Total Wetlands: 22.39+
Current Zoning: AG-2

Current Future Land Use Designation: Tradeport and Wetlands

Area of each Existing Future Land Use Category:

Existing Land Use:_Cattle Grazing

C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay:

Airport Noise Zone 2 or 3:

Acquisition Area:

Joint Planning Agreement Area (adjoining other jurisdictional lands):

Community Redevelopment Area:

D. Proposed change for the subject property: N/A, Text change only

E. Potential development of the subject property:
1. Calculation of maximum allowable development under existing FLUM:
Residential Units/Density N/A

Commercial intensity 1,100,000 Square feet of office and retail

Industrial intensity 3,897,000 Square feet

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 4 of 12



2. Calculation of maximum allowable development under proposed FLUM:
Residential Units/Density

Commercial intensity 700,000 Square feet retail

Industrial intensity 3,897,000 Square feet

IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the
preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)

A. General Information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5" x 11") for inclusion in public hearing packets.

The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1. Provide any proposed text changes. Please refer to Exhibit IV.A.1

2. Provide a current Future Land Use Map at an appropriate scale showing the
boundaries of the subject property, surrounding street network, surrounding
designated future land uses, and natural resources. Please refer to Exhibit
IV.A.2

3. Provide a proposed Future Land Use Map at an appropriate scale showing
the boundaries of the subject property, surrounding street network,
surrounding designated future land uses, and natural resources. Please
refer to Exhibit IV.A.3

4. Map and describe existing land wuses (not designations) of the subject
property and surrounding properties. Description should discuss consistency
of current uses with the proposed changes.

The subject property is presently utilized for cattle grazing. Lands
immediately adjacent to the north and east are under the same ownership as
the subject property and are also utilized for cattle grazing. The lands to the
north and the east are the subject of a pending DRI and the property in
question is being included at the encouragement of the County and the
SWFRPC. Property to the north adjacent to Ben Hill Griffin Parkway is a

Lee County Comprehensive Pian Amendment Application Form (05/08) Page 5 of 12



native veqgetation preservation area. Immediately south of the site is Alico
Road and unimproved vacant property. West of the site is Ben Hill Griffin
Parkway and property under development for a variety of commercial land
uses. Southwest of the site is the Gulf Coast Town Center commercial
project. Please refer to Exhibit IV.A.4, 5 and 8

5. Map and describe existing zoning of the subject property and surrounding
properties.

The subject site is currently zoned AG-2. Lands immediately to the north and
east are also zoned AG-2: however, they are within the pending DRI
application boundaries for the Florida Gulf Coast Technology and Research
Park DRI/IPD. The property to the north beyond the boundaries of the
property under the applicant’'s ownership is Southwest Florida International
Airport AOPD, the AOPD provides for public, office, retail, hotel and industrial
uses. The land located to the northeast is the Premier Airport Park IPD
property which is zoned for industrial, flex, office, and retail. The property to
the northwest adjacent to Ben Hill Griffin Parkway is zoned MPD (Airport
Technology). Property south of Alico Road is zoned MPD (Miromar Lakes).
Property west of Ben Hill Griffin is zoned MPD (Jetway Tradeport) Property
southwest of the site is zoned MPD (Gulf Coast Town Center). Please refer
to Exhibit IV.A.4, 5 and 8

6. The certified legal description(s) and certified sketch of the description for the
property subject to the requested change. A metes and bounds legal
description must be submitted specifically describing the entire perimeter
boundary of the property with accurate bearings and distances for every line.
The sketch must be tied to the state plane coordinate system for the Florida
West Zone (North America Datum of 1983/1990 Adjustment) with two
coordinates, one coordinate being the point of beginning and the other an
opposing corner. If the subject property contains wetlands or the proposed
amendment includes more than one land use category a metes and bounds
legal description, as described above, must be submitted in addition to the
perimeter boundary of the property for each wetland or future land use
category. Please refer to Exhibit IV.A.6

7. A copy of the deed(s) for the property subject to the requested change.
Please refer to Exhibit IV.A.7

8. An aerial map showing the subject property and surrounding properties.
Please refer to Exhibit IV.A.4, 5 and 8

9. If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner.

B. Public Facilities Impacts
NOTE: The applicant must calculate public facilities impacts based on a
maximum development scenario (see Part IL.H.).

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 6 of 12



1. Traffic Circulation Analysis
The analysis is intended to determine the effect of the land use change on the
Financially Feasible Transportation Plan/Map 3A (20-year horizon) and on the
Capital Improvements Element (5-year horizon). Toward that end, an
applicant must submit the following information: Please refer to Exhibit
IV.A.1

Long Range — 20-year Horizon:

a. Working with Planning Division staff, identify the traffic analysis zone
(TAZ) or zones that the subject property is in and the socio-economic data
forecasts for that zone or zones;

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by type/etc.);

c. If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff.
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

d. If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those modifications and the
effect on the financial feasibility of the plan;

e. An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change;

f. If the proposal is based on a specific development plan, then the site plan
should indicate how facilities from the current adopted Financially Feasible
Plan and/or the Official Trafficways Map will be accommodated.

Short Range — 5-year CIP _horizon:

a. Besides the 20-year analysis, for those plan amendment proposals that
include a specific and immediated development plan, identify the existing
roadways serving the site and within a 3-mile radius (indicate laneage,
functional classification, current LOS, and LOS standard);

b. ldentify the major road improvements within the 3-mile study area funded
through the construction phase in adopted CIP’s (County or Cities) and
the State’s adopted Five-Year Work Program;

Projected 2030 LOS under proposed designation (calculate anticipated
number of trips and distribution on roadway network, and identify resulting
changes to the projected LOS);

c. For the five-year horizon, identify the projected roadway conditions
(volumes and levels of service) on the roads within the 3-mile study area

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 7 of 12



with the programmed improvements in place, with and without the
proposed development project. A methodology meeting with DOT staff
prior to submittal is required to reach agreement on the projection
methodology;

d. ldentify the additional improvements needed on the network beyond those
programmed in the five-year horizon due to the development proposal.

2. Provide an existing and future conditions analysis for (see Policy 95.1.3):
a. Sanitary Sewer Please refer to Exhibit IV.B.2a
b. Potable Water Please refer to Exhibit IV.B.2b
c. Surface Water/Drainage Basins Please refer to Exhibit IV.B.2c
d. Parks, Recreation, and Open Space Please refer to Exhibit IV.B.2d and e
e. Public Schools. Please refer to Exhibit IV.B.2d and e

Analysis should include (but is not limited to) the following (see the Lee

County Concurrency Management Report):

¢ Franchise Area, Basin, or District in which the property is located;

Current LOS, and LOS standard of facilities serving the site;

Projected 2030 LOS under existing designation;

Projected 2030 LOS under proposed designation;

Existing infrastructure, if any, in the immediate area with the potential to

serve the subject property.

¢ Improvements/expansions currently programmed in 5 year CIP, 6-10 year
CIP, and long range improvements; and

e Anticipated revisions to the Community Facilites and Services Element
and/or Capital Improvements Element (state if these revisions are
included in this amendment).

e Provide a letter of service availability from the appropriate utility for
sanitary sewer and potable water.

In addition to the above analysis for Potable Water:

o Determine the availability of water supply within the franchise area using
the current water use allocation (Consumptive Use Permit) based on the
annual average daily withdrawal rate.

e Include the current demand and the projected demand under the existing
designation, and the projected demand under the proposed designation.

e Include the availability of treatment facilities and transmission lines for
reclaimed water for irrigation.

e Include any other water conservation measures that will be applied to the
site (see Goal 54).

3. Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:
a. Fire protection with adequate response times;
b. Emergency medical service (EMS) provisions;
c. Law enforcement;

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 8 of 12



d. Solid Waste;
e. Mass Transit; and
f. Schools.

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and Ill for their evaluation. This application should include
the applicant's correspondence to the responding agency.

Please refer to Exhibit IV.B.3

C. Environmental Impacts - Please refer to Exhibit IV.C and D

Provide an overall analysis of the character of the subject property and
surrounding properties, and assess the site's suitability for the proposed use
upon the following:

1. A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS).

2. A map and description of the soils found on the property (identify the source
of the information).

3. A topographic map depicting the property boundaries and 100-year flood
prone areas indicated (as identified by FEMA).

4. A map delineating the property boundaries on the Flood Insurance Rate Map
effective August 2008.

5. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

6. A table of plant communities by FLUCCS with the potential to contain species
(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCCS and the species status (same as FLUCCS map).

D. Impacts on Historic Resources - Please refer to Exhibit IV.C and D
List all historic resources (including structure, districts, and/or archeologically
sensitive areas) and provide an analysis of the proposed change's impact on
these resources. The following should be included with the analysis:

1. A map of any historic districts and/or sites, listed on the Florida Master Site
File, which are located on the subject property or adjacent properties.

2. A map showing the subject property location on the archeological sensitivity
map for Lee County.

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 9 of 12



E. Internal Consistency with the Lee Plan - Please refer to Exhibit IV.E

1. Discuss how the proposal affects established Lee County population
projections, Table 1(b) (Planning Community Year 2030 Allocations), and the
total population capacity of the Lee Plan Future Land Use Map.

2. List all goals and objectives of the Lee Plan that are affected by the proposed
amendment. This analysis should include an evaluation of all relevant
policies under each goal and objective.

3. Describe how the proposal affects adjacent local governments and their
comprehensive plans.

4. List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment. Please refer to Exhibit IV.E.4

F. Additional Requirements for Specific Future Land Use Amendments
1. Requests involving Industrial and/or categories targeted by the Lee Plan as
employment centers (to or from) - Please refer to Exhibit IV.F.1

a. State whether the site is accessible to arterial roadways, rail lines, and
cargo airport terminals,

b. Provide data and analysis required by Policy 2.4.4,

c. The affect of the proposed change on county's industrial employment goal
specifically policy 7.1.4.

2. Requests moving lands from a Non-Urban Area to a Future Urban Area — N/A

a. Demonstrate why the proposed change does not constitute Urban Sprawl.
Indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.

3. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2. — N/A

4. Requests moving lands from Density Reduction/Groundwater Resource must
fully address Policy 2.4.3 of the Lee Plan Future Land Use Element. — N/A

G. Justify the proposed amendment based upon sound planning principles. Be sure
to support all conclusions made in this justification with adequate data and
analysis. — Please refer to Exhibit IV.F.1

lee County Comprehensive Plan Amendment Application Form (05/08) Page 10 of 12



Item 1: Fee Schedule

Map Amendment Flat Fee $2,000.00 each

Map Amendment > 20 Acres $2,000.00 and $20.00 per 10 acres

Small Scale Amendment (10 acres or less) | $1,500.00 each

Text Amendment Flat Fee $2,500.00 each

Lee County Comprehensive Plan Amendment Application Form (05/08)
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AFFIDAVIT

We, Buffalo-Casselberry Business Trust; Ronald Benderson and David H. Baldauf as Trustees
under a Trust Agreement dated September 22, 1993, known as the Randall Benderson 1993-1
Trust; Biend-All Hotel Development, Inc.; Ronald Benderson and David H. Baldauf as Trustees
under a Trust Agreement dated April 4, 1968; Post Falls Management Associates, LLC; Ronald
Benderson, Randall Benderson and David H. Baldauf as Trustees under a Trust Agreement dated
October 14, 1985, known as the Benderson 85-1 Trust; BAHD SUB, LLC; NEC ABH, LLC;
BUFFALO-FPA, LLC; MSF Austin-l, LLC; MSF Austin-L, LLC; MSF Round Rock-l, LLC; ALICO-I,
LLC; ALICO-II, LLC; ALICON-IIl, LLC; ALICO-IV, LLC; ALICO-V, LLC; ALICO-VI, LLC; ALICO-VII, LLC;
ALICO-VIIl, LLC; ALICO-IX, LLC, certify that we are the owner or authorized representative of the
property described herein, and that all answers to the questions in this application and any sketches,
data, or other supplementary matter attached to and made a part of this application, are honest and true
to the best of my knowledge and belief. | also authorize the staff of Lee County Community Development
to enter upon the property during normal working hours for the purpose of investigating and evaluating
the request made through this application.

‘w /L‘#A’/ i 2-24-CH

Signature of owner or O\I(ner—authorized agent Date

V L] m
wﬂw

yped or printed hame

New Yo
STATE OF H:@Ri-;& fJL

COUNTY OF £EE~ )
ERIE

~; O
The foregoing instrument was certified and subscribed before me this 1 day of (xcernbe (2009,

by | JAYID H .!3&]&&4 , who is personally known to me or who has produced

as identification.

KIMBERLY K. OWENS
Notary Public, State of New York
Registration No. 010W6176968

Qualified in Erie County / ' _ \
My Cornmission Expires November 5, 2011 “K'\i y \L”S\ A 2 ,‘\/ ( Ne A/
(SEAL) Signature of no\ggj;/ public

K”’.W ey K Owens

Printed name of notary public

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 12 of 12



COMPREHENSIVE PLAN AMENDMENT APPLICATION
AUTHORIZATION

The undersigned, on behalf of, Buffalo-Casselberry Business Trust; Ronald Benderson and
David H. Baldauf as Trustees under a Trust Agreement dated September 22, 1993, known as
the Randall Benderson 1993-1 Trust; Blend-All Hotel Development, Inc.; Ronald Benderson
and David H. Baldauf as Trustees under a Trust Agreement dated April 4, 1968; Post Falls
Management Associates, LLC; Ronald Benderson, Randall Benderson and David H. Baldauf
as Trustees under a Trust Agreement dated October 14, 1985, known as the Benderson 85-1
Trust; BAHD SUB, LLC; NEC ABH, LLC; BUFFALO-FPA, LLC; MSF Austin-l, LLC; MSF Austin-
L, LLC; MSF Round Rock-l, LLC; ALICO-l, LLC; ALICO-II, LLC; ALICO-Ill, LLC; ALICO-IV, LLC;
ALICO-V, LLC; ALICO-VI, LLC; ALICO-VII, LLC; ALICO-VIIl, LLC; ALICO-IX, LLC hereby swear
or affirm under oath, that we are the owners or authorized representative of the owner(s) of the
property and that; we do herby authorize Q. Grady Minor and Associates, P.A. and Pavese Law Firm
and the team members listed on Attachment “A” to represent us and file a Comprehensive
Amendment Application. The subject property is known as STRAP #'s 01-46-25-00-00001.0020, 02-
46-25-00-00001.0050, 02-46-25-00-00001.005A and 02-46-25-00-00001.0080.

Buffalo-Casselberry Business Trust,

a Delaware Business Trust
|2-3H-09 By: ‘ V”( :
(Date) David H. Baldauf, Managing Trustee

Signature of Owner or Authorized Agent
The Randall Benderson 1993-1 Trust

Dameptember 22,1993
- 2409 By: J /LM/

(Date) David H. Baldauf, Trustee

Signature of Owner or Authorized Agent

Blend-All Hotel Development, Inc.,
a New York Corporation

| 224069 By: [(/l-(' / L‘A/

(Date) David H. Baldauf, Vice President
Signature of Owner or Authorized Agent

Ronald Benderson and
David H. Baldauf, as Trustee under
Trust Agreement dated April 4, 1968

[2-24-09 By: ‘k/”’ / LM//

(Date) David H. Baldauf, Tfustee

Signature of Owner or Authorized Agent

o

Explanations -1 OF 5



L2469
(Date)
(2-2H-09
(Date)
(2-24H-09
(Date)

12-AH4-09

(Date)

12-24-09

(Date)

IQ-a4H-A

(Date)

Comp Plan - Authorization Form

By:

By:

By:

By:

By:

By:

Post Falls Management Associates, LLC
a New York Limited Liability Company

_p A —

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

The Benderson 85-1 Trust, Under Trust
Agreement
Dated October 14, 1985

U fpA—

David H. Baldauf, Trustee
Signature of Owner or Authorized Agent

BAHD SUB, LLC
A Florida Corporation

s

David H. Baldauf, Manager

Signature of Owner or Authorized Agent

NEC ABH, LLC
a Florida Limited Liability Company

WA pA—

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

BUFFALO-FPA, LLC
a Florida Limited Liability Company

L A ——

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

MSF Austin-l, LLC
a Florida Limited Liability Company

David H. Baldauf, Manager
Signature of Owner or Authorized Agent
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12-24-09

(Date)

[ 2=2H O

(Date)

12— 3409

(Date)

13-4 -0%

(Date)

224 -9

(Date)

19-34-0

(Date)

Comp Plan - Authorization Form

By:

By:

By:

By:

By:

By:

MSF Austin-L, LLC
a Florida Limited Liability Company

il frepA—

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

MSF Round Rock-l, LLC
a Florida Limited Liability Company

A

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

ALICOA|, LLC;
a Florida Limited Liability Company

Lk faaA—

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

ALICO-lI, LLC;
a Florida Limited Liability Company

il

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

ALICO-lIl, LLC;
a Florida Limited Liability Company

Ml /

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

ALICO-lV, LLC;
a Florida Limited Liability Company

Ml |

David H. Baldauf, Manager
Signature of Owner or Authorized Agent
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bt
(Date)
15-AH OF By:
(Date)
o By:
(Date)
g ) By:
(Date)
L2409 g
(Date)

Comp Plan - Authorization Form

ALICO-V, LLC;
a Florida Limited Liability Company

W

David H. Baldauf, Ménager
Signature of Owner or Authorized Agent

ALICO-VI, LLC;
a Florida Limited Liability Company

Uk AwA—

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

ALICO-VII, LLC;
a Florida Limited Liability Company

W fp—

David H. Baldauf, Manager
Signature of Owner or Authorized Agent

ALICO-VIIl, LLC;
a Florida Limited Liability Company

il A

David H. Baldauf, Manager

Signature of Owner or Authorized Agent

ALICO-IX, LLC;
a Florida Limited Liability Company

bl A"

David H. Baldauf, Manager
Signature of Owner or Authorized Agent
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STATE OF _ Néw) )/OL'L
COUNTY OF___ BRIE

S . ,

Before me the undersigned authority on the o4 Ld)'ay of Deceinloer; 2009,  personally
appeared David H. Baldauf, who signed the foregoing Authorization on behalf of Buffalo-Casselberry
Business Trust; Ronald Benderson and David H. Baldauf as Trustees under a Trust Agreement dated
September 22, 1993, known as the Randall Benderson 1993-1 Trust; Blend-All Hotel Development, Inc.;
Ronald Benderson and David H. Baldauf as Trustees under a Trust Agreement dated April 4, 1968; Post
Falls Management Associates, LLC; Ronald Benderson, Randall Benderson and David H. Baldauf as
Trustees under a Trust Agreement dated October 14, 1985, known as the Benderson 85-1 Trust; BAHD
SUB, LLC; NEC ABH, LLC; BUFFALO-FPA, LLC; MSF Austin-I, LLC; MSF Austin-L, LLC; MSF Round
Rock-l, LLC; ALICO-I, LLC; ALICO-II, LLC; ALICO-IIl, LLC; ALICO-IV, LLC; ALICO-V, LLC; ALICO-VI,
LLC; ALICO-VII, LLC; ALICO-VIII, LLC; ALICO-IX, LLC. He is personally known to me.

K‘ “7\\} oCH l\' l-{ (\‘ W0 'Li)
Name typed, printed br stamped
(\/& i\' Y l‘(g;)( ,\( P K C\/l Ben)

Notary Public — Statg of Florida N Lo ey
My Commission Expires:

KIMBERLY K. OWENS
Notary Public, State of New York
Registration No. 01 OW6176968
Qualified in Erie County
My Commission Expires November 5, 2011
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Exhibit |
Applicant / Owner Information

Buffalo-Casselberry Business Trust, a Delaware business trust 2.8113%

Ronald Benderson and David H. Baldauf as Trustees under a Trust
Agreement dated September 22, 1993, known as the Randall Benderson
1993-1 Trust 23.3698181%

Blend-All Hotel Development, Inc., a New York corporation 1.127%

Ronald Benderson and David H. Baldauf as Trustees under a Trust
Agreement dated April 4, 1968 .11%

Post Falls Management Associates, LLC, a New York limited liability company
23%

Ronald Benderson, Randall Benderson and David H. Baldauf as Trustees
under a Trust Agreement dated October 14, 1985, known as the Benderson

85-1 Trust .038%

BAHD SUB, LLC, a Florida limited liability company 2.1%

NEC ABH, LLC, a Florida limited liability company 2.6301819%
BUFFALO-FPA, LLC, a Florida limited liability company 3.7%

MSF Austin-l, LLC, a Florida limited liability company 8.5%

MSF Austin-L, LLC, a Florida limited liability company 16.75%

MSF Round Rock-l, LLC, a Florida limited liability company 4.1667%

ALICO-l, LLC, a Florida limited liability company 6.3803%
ALICO-Il, LLC, a Florida limited liability company 6.3889%
ALICO-III, LLC, a Florida limited liability company 1.1985%
ALICO-IV, LLC, a Florida limited liability company 2.992%
ALICO-V, LLC, a Florida limited liability company 4.4614%
ALICO-VI, LLC, a Florida limited liability company 1.1683%
ALICO-VII, LLC, a Florida limited liability company 1.602%
ALICO-VIII, LLC, a Florida limited liability company 1.7343%
ALICO-IX, LLC, a Florida limited liability company 8.5413%




Exhibit |
Owner / Agent / Consultant Information

Owner Agent:

William L. Murray, P.E.

Director of Engineering - Florida
Benderson Development Company, LLC
8441 Cooper Creek Boulevard
University Park, FL 34201

Phone: 941-359-8303

Fax: 941-359-1836

E-mail: billmurray@benderson.com

Project Attorney:

Neale Montgomery

Pavese, Haverfield, Dalton, Harrison & Jensen, LLP
1833 Hendry Street

Fort Myers, FL 33901

Tel: 239-336-6235

Fax: 239-332-2243

Email: NealeMontgomery@paveselaw.com

Planning Consultant:

D. Wayne Arnold, AICP

Q. Grady Minor and Associates, P.A.
3800 Via Del Rey

Bonita Springs, FL 34134

Tel: 239-947-1144

Fax: 239-947-0375

Email: warnold@gradyminor.com

Traffic Consultants:

Mark Gillis

David Plummer & Associates
2271 McGregor Blvd., Ste. 200
Fort Myers, FL 33901

Tel: 239-332-2617

Fax: 239-332-2645

Email: mark.gillis@dplummer.com

Stephen Leung
David Plummer & Associates



2271 McGregor Blvd., Ste. 200

Fort Myers, FL 33901

Tel: 239-332-2617

Fax: 239-332-2645

Email: Stephen.leung@dplummer.com

Environmental Consultant:

Rae Ann Boylan

Boylan Environmental Consultants, Inc.
11000 Metro Parkway, Suite 4

Fort Myers, FL 33966

Tel: 239-418-0671

Fax: 239-418-0672

Email: raeann@boylanenv.com

Engineering Consultant:

Elizabeth Fountain, P.E.

Q. Grady Minor and Associates, P.A.
11940 Fairway Lakes Dr., Ste. 6
Fort Myers, FL 33913

Tel: 239-690-4380

Fax: 239-768-0291

Email: efountain@gradyminor.com




Exhibit Il.A.1
Adjacent Property Owner Map and Mailing Labels
(500 FT Radius)



VARIANCE REPORT

12/10/2009

Subject Parcels : 4 Affected Parcels : 35 Buffer Distance : 500 ft
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Lee County Property Appraiser
Kenneth M. Wilkinson, C.F.A.

GIS Department / Map Room
Phone: (239) 533-6159 e Fax: (239) 533-6139 e eMail: MapRoom@LeePA.org

VARIANCE REPORT

Date of Report: December 10, 2009
Buffer Distance: 500 ft
Parcels Affected: 35

Subject Parcel: 02-46-25-00-00001.0080, 02-46-25-00-00001.005A,
02-46-25-00-00001.0050, 01-46-25-00-00001.0020

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION Map Index
PREMIER/SOM FT MYERS LLC 01-46-25-00-00001.0010 PARL LOC IN N 1/2 OF SECT 1
2875 NE 1918T ST ACCESS UNDETERMINED DESC IN OR 3944 PG 4156
PENTHOUSE 1B FL
AVENTURA FL 33180
MSF AUSTIN L LLC 25.25% + 01-46-25-00-00001.002A POR OF SECT 1 DESCIN 2
8441 COOPER CREEK BLVD ACCESS UNDETERMINED INST#2007-138174
UNIVERSITY PARK FL 34201 FORT MYERS FL 33913
MIDWAY PROMENADE LLC 02-46-25-00-00001.0090 PARCEL LYING E OF TREELINE 3
14975 TECHNOLOGY CT AIRPORT CROSSINGS AVE
FORT MYERS FL 33912 FORT MYERS FL 33913 Q(S; 87ESSC IN OR 4614
COOPER HOTELS PARK 02-46-25-02-00000.00CE COPPER HOTELS PARK
COOPER HOTELS PARK COMMON ELEMENT DESC IN INST#2008000098093
FORT MYERS FL 33913 COMMON ELEMENT
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0C10 MERIDIAN CENTER 5
GARY A WOODFIELD ESQ 16301 PARALLEL DR AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT C1
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0C20 MERIDIAN CENTER 6
GARY A WOODFIELD ESQ 16291 PARALLEL DR AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT C2
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0C30 MERIDIAN CENTER 7
GARY A WOODFIELD ESQ 16271 PARALLEL DR AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOTC3
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0120 MERIDIAN CENTER 8
GARY A WOODFIELD ESQ 10410 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT 2
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0130 MERIDIAN CENTER 9
GARY A WOODFIELD ESQ 10420 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT B
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0140 MERIDIAN CENTER 10

GARY A WOODFIELD ESQ 10430 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT K

WEST PALM BEACH FL 33401

BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400
WEST PALM BEACH FL 33401

02-46-25-03-00000.0I50
10440 MERIDIAN CENTER PKWY
FORT MYERS FL 33913

MERIDIAN CENTER
AS DESC IN INST#
2008000146054
LOT b

11

All data is current at time of printing and subject to change without notice.
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OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION Map Index
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0160 MERIDIAN CENTER 12
GARY A WOODFIELD ESQ 10441 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOTI6
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0170 MERIDIAN CENTER 13
GARY A WOODFIELD ESQ 10431 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOTH
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0180 MERIDIAN CENTER 14
GARY A WOODFIELD ESQ 10421 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT 18
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-00000.0190 MERIDIAN CENTER 15
GARY A WOODFIELD ESQ 10411 MERIDIAN CENTER PKWY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 LOT I
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-0000A.00CE MERIDIAN CENTER 16
GARY A WOODFIELD ESQ LAKE AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 TRACT A
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-0000B.00CE MERIDIAN CENTER 17
GARY A WOODFIELD ESQ LAKE AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 TRACT B
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-0000C.00CE MERIDIAN CENTER 18
GARY A WOODFIELD ESQ WET LAND AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 TRACTC
WEST PALM BEACH FL 33401
BANCAMERICA REALTY FINANCE INC 02-46-25-03-0000D.00CE MERIDIAN CENTER 19
GARY A WOODFIELD ESQ RIGHT OF WAY AS DESC IN INST#
EDWARDS ANGELL PALMER + DODGE 2008000146054
1 NORTH CLEMATIS ST STE 400 FORT MYERS FL 33913 TRACT D
WEST PALM BEACH FL. 33401
AIRPORT TECHNOLOGY CENTER LLC 02-46-25-03-0000E.0010 MERIDIAN CENTER 20
3301 BONITA BEACH RD STE 307 10442 MERIDIAN CENTER PKWY AS DESC IN INST#
BONITA SPRINGS FL 34134 2008000146054

FORT MYERS FL 33913 TRACT E1
AIRPORT TECHNOLOGY CENTER LLC 02-46-25-03-0000E.0020 MERIDIAN CENTER 21
3301 BONITA BEACH RD STE 307 10443 MERIDIAN CENTER PKWY AS DESC IN INST#
BONITA SPRINGS FL 34134 2008000146054

FORT MYERS FL 33913 TRACT E2
COOPER REALTY COMPANY 02-46-25-04-0000D.0000 GULF COAST LANDINGS 22
1661 AARON BRENNER DR STE 200 16421 CORPORATE COMMERCE WAY DESC IN INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACTD
COOPER REALTY COMPANY 02-46-25-04-0000E.0000 GULF COAST LANDINGS 23
1661 AARON BRENNER DR STE 200 16411 CORPORATE COMMERCE WAY DESC IN INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACT E
COOPER REALTY COMPANY 02-46-25-04-0000F.0000 GULF COAST LANDINGS 24
1661 AARON BRENNER DR STE 200 16401 CORPORATE COMMERCE WAY DESC IN INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACTF
COOPER REALTY COMPANY 02-46-25-04-0000G.0000 GULF COAST LANDINGS 25
1661 AARON BRENNER DR STE 200 16371 CORPORATE COMMERCE WAY DESC IN INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACT G
COOPER REALTY COMPANY 02-46-25-04-00001.00CE GULF COAST LANDINGS 26
1661 AARON BRENNER DR STE 200 EASEMENT DESC IN INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACT J
COOPER REALTY COMPANY 02-46~25-04-000C2.00CE GULF COAST LANDINGS 27
1661 AARON BRENNER DR STE 200 ACCESS UNDETERMINED DESC IN INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACT C-2 ‘
COOPER REALTY COMPANY 02-46-25-04-00LS2.00CE GULF COAST LANDINGS 28

1661 AARON BRENNER DR STE 200
MEMPHIS TN 38120

ACCESS UNDETERMINED
FORT MYERS FL 33913

DESC IN INST#2009000078147
TRACT LS-2

All data is current at time of printing and subject to change without notice.
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QWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION Map Index
COOPER REALTY COMPANY 02-46-25-04-00LS3.00CE GULF COAST LANDINGS 29
1661 AARON BRENNER DR STE 200 ACCESS UNDETERMINED DESC [N INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACT LS-3
COOPER REALTY COMPANY 02-46-25-04-00RD1.00CE GULF COAST LANDINGS 30
1661 AARON BRENNER DR STE 200 RIGHT OF WAY DESC [N INST#2009000078147
MEMPHIS TN 38120 FORT MYERS FL 33913 TRACT RD-1
ALICO-AGRILTD 11-46-25-00-00001.0000 ALL SEC 11 LESS TH 31
PO BOX 338 COLLEGE CLUB DR N50FT + 1-75+1.0010
LABELLE FL 33975 THRU 1.004+ ADDITIONAL R'W
FORT MYERS FL 33913 OR 3032 PG 3888 LESS OR
3956/4074 +
OR 4161/4145
MIROMAR LAKES LLC 11-46-25-00-00001.0040 PARCEL LYING E AND W OF 32
10801 CORKSCREW RD STE 305 ACCESS UNDETERMINED BEN HILL GRIFFIN PKWY DESC
ESTERO FL 33928 OR 3165 PG 1800 LESS SPLITS
MIROMAR LAKES FL. 33913 +OR 4535/4064+ 4697/75 +
4672/1318 + OR 4736/182+
SUBDS + LESS OR 4812 PG
1385 + INST 2005-72048
LEE COUNTY REAL ESTATE HOLDING 11-46-25-13-00002.0000 UNIVERSITY PLAZA 33
THOMPSON HINE LLP ACCESS UNDETERMINED AS DESC IN INST
127 PUBLIC SQUARE #2008000335780
CLEVELAND OH44114 FORT MYERS FL 33913 TRACT 2
ALICO-AGRI LTD 12-46-25-00-00001.0000 ALL SEC 12 34
PO BOX 338 11840 ALICO RD LESS THE NS0 FT OF W 1/2
LABELLE FL 33975 AND LESS OR 3165/1800 + LESS
FORT MYERS FL 33913 OR 3532 PG 3888
LEE COUNTY 19-45-26-00-00002.0000 MULTI SECTION TWP 45 35
stEosT Y 11000 TERMINAL ACCESS RD SWFL INTERNATIONAL
11000 TERMINAL ACCESS RD FORT MYERS FL 33913 AIRPORT
FORT MYERS FL 33913 DESC IN OR 3344 PG 2141

35 RECORDS PRINTED

All data is current at time of printing and subject to change without notice.
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01-46-25-00-00001.0010
PREMIER/SOM FT MYERS LLC
2875 NE 1918T ST
PENTHOUSE 1B

AVENTURA, FL 33180

02-46-25-00-00001.0090
MIDWAY PROMENADE LLC
14975 TECHNOLOGY CT
FORT MYERS, FL 33912

02-46-25-03-00000.0C10
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0C30
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0130
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0150
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0170
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
| NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0190
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000B.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000D.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

Page 1 of 2

01-46-25-00-00001.002A
MSF AUSTIN L LLC 25.25% +
8441 COOPER CREEK BLVD
UNIVERSITY PARK, FL 34201

02-46-25-02-00000.00CE
COOPER HOTELS PARK

02-46-25-03-00000.0C20
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0120
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0140
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0160
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0I80
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000A.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000C.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000E.0010

. AIRPORT TECHNOLOGY CENTER LLC

3301 BONITA BEACH RD STE 307
BONITA SPRINGS, FL 34134

Ali data is current at time of printing and subject to change without notice.
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02-46-25-03-0000E.0020

AIRPORT TECHNOLOGY CENTER LLC
3301 BONITA BEACH RD STE 307
BONITA SPRINGS, FL 34134

02-46-25-04-0000E.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-0000G.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-000C2.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-00LS3.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

11-46-25-00-00001.0000
ALICO-AGRILTD

PO BOX 338

LABELLE, FL 33975

11-46-25-13-00002.0000

LEE COUNTY REAL ESTATE HOLDING
THOMPSON HINE LLP

127 PUBLIC SQUARE

CLEVELAND, OH 44114

19-45-26-00-00002.0000
LEE COUNTY

PORT AUTHORITY

STE 0571

11000 TERMINAL ACCESS RD
FORT MYERS, FL 33913

35 LABELS PRINTED

Page 2 of 2

02-46-25-04-0000D.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-0000F.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-0000J.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-00LS2.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-00RD1.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

11-46-25-00-00001.0040
MIROMAR LAKES LLC

10801 CORKSCREW RD STE 305
ESTERO, FL 33928

12-46-25-00-00001.0000
ALICO-AGRILTD

PO BOX 338

LABELLE, FL 33975

All data is current at time of printing and subject to change without notice.
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01-46-25-00-00001.0010
PREMIER/SOM FT MYERS LLC
2875 NE 191ST ST
PENTHOUSE 1B

AVENTURA, FL 33180

02-46-25-00-00001.0090
MIDWAY PROMENADE LLC
14975 TECHNOLOGY CT
FORT MYERS, FL 33912

02-46-25-03-00000.0C10
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0C30
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0130
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0I50
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0170
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0190
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000B.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000D.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401
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01-46-25-00-00001.002A
MSF AUSTIN L LLC 25.25% +
8441 COOPER CREEK BLVD
UNIVERSITY PARK, FL 34201

02-46-25-02-00000.00CE
COOPER HOTELS PARK

02-46-25-03-00000.0C20
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0120
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0140
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0160
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-00000.0180
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000A.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000C.00CE
BANCAMERICA REALTY FINANCE INC
GARY A WOODFIELD ESQ

EDWARDS ANGELL PALMER + DODGE
1 NORTH CLEMATIS ST STE 400

WEST PALM BEACH, FL 33401

02-46-25-03-0000E.0010

AIRPORT TECHNOLOGY CENTER LLC
3301 BONITA BEACH RD STE 307
BONITA SPRINGS, FL 34134

All data is current at time of printing and subject to change without notice.
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02-46-25-03-0000E.0020

AIRPORT TECHNOLOGY CENTER LLC
3301 BONITA BEACH RD STE 307
BONITA SPRINGS, FL 34134

02-46-25-04-0000E.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-0000G.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-000C2.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-00LS3.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

11-46-25-00-00001.0000
ALICO-AGRILTD

PO BOX 338

LABELLE, FL 33975

11-46-25-13-00002.0000

LEE COUNTY REAL ESTATE HOLDING
THOMPSON HINE LLP

127 PUBLIC SQUARE

CLEVELAND, OH 44114

19-45-26-00-00002.0000
LEE COUNTY

PORT AUTHORITY

STE 0571

11000 TERMINAL ACCESS RD
FORT MYERS, FL 33913
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02-46-25-04-0000D.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-0000F.0000

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-0000J.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-00LS2.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

02-46-25-04-00RD1.00CE

COOPER REALTY COMPANY

1661 AARON BRENNER DR STE 200
MEMPHIS, TN 38120

11-46-25-00-00001.0040
MIROMAR LAKES LLC

10801 CORKSCREW RD STE 305
ESTERO, FL 33928

12-46-25-00-00001.0000
ALICO-AGRILTD

PO BOX 338

LABELLE, FL 33975
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Exhibit IV.A1
Proposed Text Change

Policy 1.2.2: The Tradeport areas are commercial and industrial lands adjacent to the

airport needed to accommodate projected growth through the year 2020. These
areas will include developments consisting of light manufacturing or assembly,
warehousing, and distribution facilities; offices; research and development activities,
ground transportation and airport-related terminals or transfer facilities; and
hotels/motels, meeting facilities; and retail uses within hotels/motels. Ancillary retail
and Corner Store commercial uses, intended to support the surrounding business
and industrial land uses, are allowed if they are part of a Planned Development.
Residential uses, other than bona fide caretaker residences, are not permitted in this
category except to the extent provided in Chapter Xlll of the Plan. Caretaker
residences are not permitted in the Airport Noise Zone 3. Because this area is
located within the Six Mile Cypress Basin and is also a primary point of entry into
Lee County, special environmental and design review guidelines will be applied to its
development to maintain the appearance of this area as a primary point of entry into
Lee County. Property in Section 1 and the east 1/2 of Section 2, Township 46 South,
Range 25 East, and in Section 6, Township 46 South, Range 26 East, must be
rezoned to a planned development zoning category prior to any development other
than the construction of essential public services. During the rezoning process, the
best environmental management practices identified on pages 43 and 44 of the July
28, 1993 Henigar & Ray study entitled, "Groundwater Resource Protection Study"
will be rebuttably presumed to be necessary to protect potential groundwater
resources in the area.”

Policy 1.2.2.1: Community and Regional retail commercial uses are permitted in the

Tradeport Future Land Use Category, in addition to Corner Store_commercial, under

limited circumstances. Non-ancillary community and regional retail commercial are

permitted in those instances when there is an adequate transportation network, an

adequate market, and where the retail is part of a larger mixed use development that is

capable of meeting the economic diversification needs of the county. The community

and regional retail commercial is only permitted in _the Tradeport Future Land Use

Category under the following circumstances:

1.

The regional and community retail commercial uses must be approved as part of a

2.

Development of Regional Impact.
The regional and community retail commercial uses must be approved as part of

Mixed Planned Development or as a Commercial Planned Development/Industrial

Planned Development.
The project must be located at the intersection of an arterial and collector roadway,

or at the intersection of two arterial roadways, with direct access to each of the
roadways. The project must also be located within one mile of an Interstate

highway.

. The regional and community retail commercial uses may not exceed 15% of the total

retail, office, and industrial square footage of the Development of Regional Impact.

Exhibit I[V.A.1 Page 1 of 2



5. The office, industrial, hotel, or other uses within the Development of Regional Impact
must be able to access the community and regional retail commercial without the
need to utilize the external road network.

6. The community and regional retail commercial uses will not exceed an FAR of 0.16.

7. An economic analysis is submitted that indicates that the Development of Regional
Impact will meet no less than 5% of the 2030 demand for industrial and office uses

which are needed for economic diversification.

Policy 2.12.2: Future development within the Tradeport and Industrial Development
future land use categories is strongly encouraged to be designed to include a mixture of
research and development, industrial, and related offices uses, where appropriate.
Public and quasi-public, community facility and recreational uses shall also be permitted
where appropriate and reviewed as part of a planned development.

Exhibit IV.A.1 Page 2 of 2



Florida Gulf Coast Technology and Research Park December, 2009

Exhibit IV.A.3 - Proposed Future Land Use Map

Q. Grady Minor and Associates. P.A.
3800 Via Del Rey, Bonita Springs, FL 34134
(239) 947-1144 Fax: (239) 947-0375 www.GradyMinor.com
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Florida Gulf Coast Technology and Research Park

December, 2009
Exhibit IV.A.2 - Existing Future Land Use Map
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PROPERTY DESCRIPTION

COMMENCING AT THE SOUTHEAST CORNER OF SECTION 2, TOWNSHIP 46 SOUTH,
RANGE 25 EAST, LEE COUNTY, FLORIDA; THENCE RUN ALONG THE EAST LINE OF
SAID SECTION, NORTH 01°03°01” WEST, A DISTANCE OF 50.00 FEET TO A POINT
ON THE NORTH RIGHT—OF—WAY LINE OF ALICO ROAD AS RECORDED IN OFFICIAL
RECORD BOOK 38, PAGE 175 OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA, AND THE POINT OF BEGINNING;

THENCE RUN ALONG SAID NORTH RIGHT—OF—WAY LINE, NORTH 89°43'05” WEST,

A DISTANCE OF 1,996.03 FEET; THENCE NORTH 00716°55” EAST, A DISTANCE OF
40.00 FEET; THENCE NORTH 89°43’05” WEST, A DISTANCE OF 640.55 FEET;
THENCE NORTH 89°42°57” WEST, A DISTANCE OF 639.08 FEET TO A POINT OF
CURVAUTRE ON THE EAST RIGHT—OF—WAY LINE OF BEN HILL GRIFFIN PARKWAY
AS RECORDED IN OFFICIAL RECORD BOOK 3207, PAGE 1910; THENCE RUN ALONG
SAID RIGHT-OF—WAY LINE, 10.07 FEET, ALONG THE ARC OF A NON TANGENTIAL
CURVE TO THE RIGHT HAVING A RADIUS OF 50.00 FEET, A CENTRAL ANGLE OF
11°32°22", (CHC

ZRLY, 838 FEET, ALONG THE ARC OF A CURVE TO THE LEFT
HAVING A RADIUS OF 6,074.11 FEET, A CENTRAL ANGLE OF 00°04°44", (CHORD
OF SAID ARC BEARING NORTH 00°14°33” EAST, A DISTANCE OF 8.38 FEET) TO A
POINT; THENCE LEAVING SAID EAST RIGHT—OF—WAY LINE, NORTH 89°59°56" EAST,
A DISTANCE OF 1,087.88 FEET TO A POINT OF CURVATURE;, THENCE EASTERLY,
40.64 FEET, ALONG THE ARC OF A CURVE TO THE LEFT HAVING A RADIUS OF
260.00 FEET, A CENTRAL ANGLE OF 08°57°21", (CHORD OF SAID ARC BEARING
NORTH 85°31'15" EAST, A DISTANCE OF 40.60 FEET) TO A POINT; THENCE
NORTH 81°02°35” EAST, A DISTANCE OF 254.93 FEET TO A POINT OF
CURVATURE; THENCE EASTERLY, 21.88 FEET, ALONG THE ARC OF A CURVE TO
THE RIGHT HAVING A RADIUS OF 140.00 FEET, A CENTRAL ANGLE OF 08°57°'15",
(CHORD OF SAID ARC BEARING NORTH 85°31'12” EAST, A DISTANCE OF 21.86
FEET) TO A POINT; THENCE NORTH 89°59°50" EAST, A DISTANCE OF 38.14 FEET
TO A POINT OF CURVATURE; THENCE NORTHEASTERLY, 161.79 FEET, ALONG THE
ARC OF A CURVE TO THE LEFT HAVING A RADIUS OF 200.00 FEET, A CENTRAL
ANGLE OF 46°20°56", (CHORD OF SAID ARC BEARING NORTH 66°49°22" FAST, A
DISTANCE OF 157.41 FEET) TO A POINT OF REVERSE CURVATURE; THENCE

NORTHEASTERLY, 25.42 FEET, ALONG THE ARC OF A CURVE TO THE RIGHT
HAVING A RADIUS OF 140.00 FEET, A CENTRAL ANGLE OF 10°24°06", (CHORD OF
SAID ARC BEARING NORTH 48°50°57" EAST, A DISTANCE OF 25.38 FEET) TO A
POINT; THENCE NORTH 54°02°59” EAST, A DISTANCE OF 31.44 FEET TO A POINT
OF CURVATURE; THENCE EASTERLY, 44.11 FEET, ALONG THE ARC OF A CURVE
7O THE RIGHT HAVING A RADIUS OF 70.00 FEET, A CENTRAL ANGLE OF
36°06°08", (CHORD OF SAID ARC BEARING NORTH 72°06°03" EAST, A DISTANCE
OF 43.38 FEET) TO A POINT; THENCE SOUTH 89°50°53" EAST, A DISTANCE OF
1,195.32 FEET; THENCE NORTH 00°00°10" WEST, A DISTANCE OF 98.64 FEET;
THENCE NORTH 89°59°'50” EAST, A DISTANCE OF 1,282.02 FEET TO A POINT OF
CURVATURE; THENCE SOUTHEASTERLY, 382.70 FEET, ALONG THE ARC OF A
CURVE TO THE RIGHT HAVING A RADIUS OF 250.00 FEET, A CENTRAL ANGLE OF
90°00°00”, (CHORD OF SAID ARC BEARING SOUTH 45°00°10” EAST, A DISTANCE
OF 353.55 FEET) TO A POINT; THENCE SOUTH 00°00'10” EAST, A DISTANCE OF
887.44 FEET TO A POINT ON THE NORTH RIGHT—-OF—WAY LINE OF ALICO ROAD;
THENCE ALONG SAID RIGHT—OF—WAY LINE, SOUTH 88°58°51" WEST, A DISTANCE
OF 1,111.97 FEET TO THE POINT OF BEGINNING.,

CONTAINING 102.744 ACRES, MORE OR LESS.

NOTES:

1. BEARINGS AND COORDINATES SHOWN HEREON ARE REFERENCED TO THE
FLORIDA STATE PLANE COORDINATE SYSTEM, WEST ZONE, NORTH AMERICAN
DATUM OF 1983, AS PUBLISHED IN THE REFERENCED CERTIFIED CORNER
RECORDS. THE EAST LINE OF SECTION 2, BEING N 01°03°01 W.

2. DIMENSIONS SHOWN HEREON ARE IN U.S. SURVEY FEET AND DECIMALS
THEREOF.

3. THIS PLAN IS NOT VALID WITHOUT THE SIGNATURE AND ORIGINAL RAISED SEAL
OF A LICENSED FLORIDA SURVEYOR AND MAPPER. NO ADDITIONS OR DELETIONS
TO THIS SURVEY MAP ARE PERMITTED WITHOUT THE EXPRESSED WRITTEN
CONSENT OF THE SIGNING FPARTY.

*THIS IS NOT A SURVEY*
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CURVE TABLE LINE TABLE
NORTHEAST CORNER OF THE LINE (4] DISTANCE
CURVE #| RADIUS | DELTA  |LENGTH | CHORD BEARING | CHORD LENGTH NORTHEAST CORNER OF THE #|  BEARIN :
c1 | 5000 | 11732 22" | 10.07 | N 529'10” W 10.05’ . PER CCR 091750 L1 | N 01655" E_| 550.01
c2 |6074.11°| 0" 04 44" | 838 | N 014'33" E 8.38' o 200" 400’ 800° L2 | N 894305" w| 14.00°
C3 | 26000"| 8 57 21”7 | 4064’ |N 8531'15" E | 40.60’ SCALE- 1" = 400’ 5 L3 | N 01655" £ | 28203
¢4 | 14000"| 8 57 15" | 21.88' | N 8531'12" E | 21.86° ‘ — ) L4 | N 8102'35" E | 254.93’
; S . et THIS PLAN MAY HAVE BEEN ENLARGED < e ;
C5 | 200.00°| 46° 20" 56" | 161.79' | N 6649°22” E | 157.41 OR REDUCED FROM INTENDED DISPLAY I3 15 | N 895950" E | 3814
C6 140.00° | 10° 24" 06" | 2542° | N 485057" E 25,38’ SCALE FOR REPRODUCTION REASONS 1 L6 N 5402'59" £ | 31.44’
c7__| 70.00° | 36" 06" 08" | 44.11° |N 7206°03" £| 43.38 ‘ L7 | Nooo1o” w | 9864
€8 | 250.00°| 90" 00" 00" | 392.70’| S 45°00°10” E | 353.55
\._...._ —_— __/ I N 89°59°'50” E 1282.02°
I . , N 55' 883.47"
P 1657 S 89°50°53” E 1195.32° S| 8 1 e e
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INSTR # 2008000227323, Doc Type D, Pages 10, Recorded 08/26/2008 at 11:46 AM,
Charlie Green, Lee County Clerk of Circuit Court, Deed Doc. D $0.70 Rec. Fee
$86.50 Deputy Clerk CKELLER

This Document Prepared by and Return to:

Alicia H. Gayton, Esq.

8441 Cooper Creek Blvd.

University Park, Florida 34201

Parcel ID Numbers: 06-46-26-00-00001.0020,
07-46-26-00.00001.0040, 07-46-26-00.00001.0020,
07-46-26-00.00001.0010, 02-46-25-00.00001.0050,
12-46-25-00.00001.0020, 02-46-25-00-00001-0080,
01-46-25-00-00001-0020, 06-46-26-00-00001-0070
02-46-25-00.00001.005A, 01-46-25-00-00001-002A

WARRANTY DEED

THIS INDENTURE, made this_2| day of%,%%} between VE Associates, LLC, a Florida limited
liability company, whose address is 8441 Cooper Creek Blvd,, Umversuty Park, FL 34201 (“GRANTOR”), and
@ ALICO-VHI, LLC., a Florida limited liability company, whose address is 8441 Cooper Creek Blvd., University
Y Park, FL. 34201 (“GRANTEE").

WITNESSETH: That the GRANTOR, in consideration of the sum of one dollar ($1.00) and other good and
valuable consideration to GRANTOR in hand paid by GRANTEE, the receipt whereof is hereby acknowledged,
have granted, bargained and sold to the said GRANTEE and GRANTEE’S heirs, successors and assigns forever, an
UNDIVIDED 1.7343% INTEREST as tenant in common in and to the following described land, situate, lying and
being in the County of LEE, State of FLORIDA, to wit:

SEE ATTACHED EXHIBIT “A” - LEGAL DESCRIPTION.

SUBJECT TO easements, restrictions and reservations of record, and real property taxes and assessments for the
year 2008 and subsequent years, which are not yet due and payable.

TOGETHER with all tenements, hereditaments and appurtenances thereto belonging or in anywise appertaining.
TO HAVE AND TO HOLD, the same in fee simple forever. AND the GRANTOR hereby covenant with said
GRANTEE that GRANTOR is lawfully seized of said land in fee simple; that GRANTOR has good right and lawful
authority to sell and convey said land; that GRANTOR hereby fully warrants the title to said land will defend the
same against the lawful claims of all persons.

IN WITNESS WHE;B@;, the GRANTOR has hereunto set its hand and seal the day and year first above written.
( ZQL L1 a VE ASSOCIATES, LLC
Witness Printed T\&me: A%_\A_Q&ﬁ%tmbj
W / % By:

Witness Prmt{d T\}{me »7/4 L David H. Baldauf, Manager
STATE OF FLORIDA ) %
COUNTY OF MANATEE ) SS:

The foregoing instrument was acknowledged before me this _Z) day of August, 2008 by David H.
Baldauf, Manager of VE Associates, LLC., a Florida limited liability company on behalf e company. He is
personally known to me.

Printed Name: L N\ \

Notary Public State of Rlorida
My Commission Expirgs: 5 ALICIAH. Gmo"

> ‘"U'% MY COMMISS‘DN #0D645455
Pl EXPIRES: MAR 31,2011
&..':gg Bonded through 1t State Insurance

o




INSTR # 2008000227323 Page Number: 2 of 10

Exhibit “A”
Legal Description

Parcels A, B and C as described on sheets 1 through 8
attached hereto.



INSTR # 2008000227323 Page Number: 3 of 10

Parcel A

Wartks Enoiteeriiig, e,

Professional Engineers, Planners & Land Surveyors
FORT MYERS « NAPLES ¢ SARASOTA

DESCRIPTIOR
OF A
PARCEL OF LAND
LYING IN ;
SECTIONS 1, 2 £.12, TOWNSHIP 46 SOUTH, RANGE 25 BEAST
AND
BOCTICNS 8§ & 7, TOWNESHTP 46 BOTTTH, RANGE 26 BAST
'LEE COUNTY, FLORIDA

(717.69 ACRE PARCEL)

ATRACT OR PARCEL OF LAND SITUATEL IN THE 5TATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTIONS 1,
2 & 12, TOWNSHIP 46 SOUTH, RANGE 25 EAST AND SECTIONS 6 &7, TOWNSHIP 46 SOUTH, R.ANGE 26 BAST,
: BENG FURTHER DESCRIBED A8 FOLLOWS:

COMMENCING AT THE NORTHEAST CORNER OF THE SOUTHBAST QUARTER OF SAID SECTION 1; THENCE
5.00°54'31"E, ALONG THE BEAST LINE OF SAID FRACTION FOR 34.9) FEET TO THE POINT OF BEGINNING
THENCE §,00°00'00"E. FOR 765.89 FEET TO THE BEGINNING QOF A CURVE TO THE RIGHT HAVING A RADIUS OF
50,00 FEET; THENCE SOUTHRASTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 85°05'29" FOR
77.75 FEET TO AN INTERSECTION WITH THE WEST LINE OF AROADWAY AND PUBLIC UTILITY RIGHT-QPF~
WAY AS DESCRIBED IN OFFJCIAL RBCORDS BOOK 1398, AT PAGE 2147 OF SAID PUBLIC RECORDS OF LEE
COUNTY, FLORID A; THENCR 8.00°54'3 1B, ALONG SAID WEST LINE FOR 2609.38 FEET; THENCE S8.00°49'01"E.
ALONG THE SAID WEST LINE FOR 620.40 FERT TO AN INTBRSECTION WITB THENORTH RIGHT-OF-WAY LINE
OF ALICO ROAD (100 FEET WIDE) AS DESCRIBED IN OFFICIAL RECORDS BOOK 399 AT PAGE 334 OF SAID
_PUBLIC REBCORDS OF LEB'COUNTY; THENCE 8.85°00'24"W, ALONG BAID NORTH LINE FOR B15.00 FEET;
THENCE CONTINUE 8.89°00'24"W. ALONG SAID NORTH LINE FOR 2597.58 FEET TO AN INTERSBCTION WITH
THE NORTH LINE OF SATD ALICO ROAD AS DESCRIBED IN OFFICIAL RECORDS BOOK 38, AT PAGE'175 OF SAID
PUBLIC RECORDS OF LEB COUNTY; THENCE 5.88%55'02"W. ALONG SATD NORTH LINE FOR 2673.10 FEET,
TEIENCE N.89°42%47"W, ALONG SAID NORTH LINE FOR 1993.75 FEET TO THE SOUTHEAST CORNER OF PARCEL
105 A5 DESCRIBED IN QFFICIAL RECORDS BOOK 3905, AT PAGES 2204 THRODUGH 2206 OF THE PUBLIC
RECORDS OF BAID LER COUNTY; THENCE N.00°)7'13"R. ALONG THE EAST LINE OF SAID PARCEL FOR 40:00
FEET TO THE NORTHEAST CORNER OF SAID PARCEL; THENCE N,88°42'47"W. ALONG THE NORTH LINE OF
SAID PARCEL POR 640.54 FRET TO AN INTBRSECTION WITH THE WEST LINB OF THE BOUTHBAST QUARTER OF
SATD SBCTION 2; THENCE N.RS°42'55"W. ALONG SATD NORTH LINE FOR 639.08 FEET TO AN INTBRSECTION
WITH A NON-TANGENT CURVE TO THE RIGHT AND THE BASTERLY RIGHT-OF-WAY LINB OF BEN HILL
GRIFFIN PARKWAY (WIDTH VARIES) AS DESCRIBED IN OFFICIAL RECORDS BOOK 3207 AT PAGE 1910 OF SAID
PUBLIC RECORDS OF LEE COUNTY HAVING A RADIUS OF 50.00 FEET AND TO WHICH POINT A RADIAL LINE
BEARS B.78°44'52"W.; THENCE NORTHERLY ALONG SAID CURVE AND SAID EASTERLY LINE THROUGH A
CENTRAL ANGLE OF 11°32'03" ROR 10.07 FEET; THENCE N.00®) 6'55"E. ALONG SAID BASTERLY LINE FOR 550.0)
FEET; THENCE N.B8°43'D5"W, ALONG SAID EASTERLY LINE FOR J4.00 FEET; THENCE N.00°) §55"E. ALONG SAID
BABTHRLY LINE FOR 282.03 FEET TO THE BEGINNING OF A CURVE TO THE LEFT HAVING A RADIUS OF 6074.})
FEET; THENCE NORTEERLY ALONG SAID CURVE AND SAID BASTERLY LINE THROUGH A CENTRAL ANGLE
OF 02°37'20.4" ROR 278.27 FRET TO THE BOUTHWEST CORNER OF LANDS DESCRIBED IN OFFICIAL RECORDS
BOOK 3540, ATPAGES 150 AND 151 OF THE PUBLIC RECORDS OF SAID LEE COUNTY; THENCE 8,BI°42'55"E,
ALONG SAID SOUTHBRLY LINE FOR 416,89 FRET; THENCE N.32°0}'35"E, ALONG SAID SOUTHERLY LINE
POR 309,16 FERT; THENCE N.00°1705"E. ALONG SAID SOUTHERLY LTNE FOR 404.68 FEET; THENCE N.32°0135E,
ALONG S8AID BOU'ITLERLV LINE FOR 302.93 FEET; THENCE £.89°4255"E. ALONG SATD SQUTHERLY LINE FOR
288.43 FEET TO THE SOUTHEAST CORNER OF SAID LANDS; THENCE N.00°1705"E. ALONG THE BAST LINE OF
SAID LANDS FOR )411.47 FEET; THENCE B.90°00'00"E. FOR 243.55 FEET TO THE BEGINNING OF A CURVE TO THE
LEFTHAVING A RADIUS OF 360,00 FBET; THENCE NORTHEASTERLY ALONG SAID CURVE THROUGH A
CENTRAL ANGLE OF.64°34'42" FOR 405,76 FEET TO A POINT OF REVERSE CURVE HAVING A RADIUS OF 240.00
FRET; THENCE NORTHEASTERLY ALONG SATD CURVE THROUGH A CENTRAL ANGLE OF 66°12'53" POR 277.36
PEET; THENCE 8.88°21'5} "E. FOR 89,03 FEET TO THE BEGINNING OF A CURVE TO THE RIGHT HAVING A
RADIVUS OF 440,00 FEET; THENCE BASTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGL’F OF 12°42'56"

SHEET 1 OF 3

Teme e o~ VP Pyeenee Dlase Qiite 101 Fr Myers Florida 33812 » (94 ]) 998-549() « Fax (91]1) 934-2923 Y /
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SOR 87,65 FEET, THENCE S.7538'54"E. FOR 25632 FEET T0 THE BEGDUNING OF 4 CURVE TO THE LEFT HAVING
' RADIUS OF 3060.00 FEET, THENCE EASTERLY ALONG SAID CURVE THROUGE A CENTRAL ANGLE OF
4°21705.5" FOR, 766.47 FEET; THENCE S.90°00'00"E. FOR 3092.66 FEET TO THE BEGINNING OF 4 CURVE 70 THE
RIGHT BAVING A RADIUS OF 1440.00 FEET; THENCE EASTERLY ALONG SAID CURVE THROUGE A CENTRAL
ANGLE OF 16°4625" FOR 421 57 FEET TO A POINT OF REVERSE CURVE HAVING A RADIUS OF 1560.00 FEET;
HENGE EASTERLY ALONG SATD CURVE THROUGE A CENTRAL ANGLE OF 22°2239" FOR 609,20 PEET TO A
POINT OF REVERSE CURVE HAVING A RADIUS OF 2440,00 FEET; THENCE EASTERLY ALONG SAID CURVE
"HROUGH A CENTRAL ANGLE OF 26°10°24.4" FOR 11)4.62 FEET 7O A POINT OF REVERSE CURVE HAVING A
KADJUS OF 410.00 FEET; THENCE BASTERLY ALONG SATD CURVE THROUGH A CENTRAL ANGLE OF 20°34'20°
FOR 147.2) FEET, THENCE S.90°00'00"E. FOR. 135.80 FEETTO THE POINT OF BEGINNING.

PARCEL CONTAINS 717.69 ACRES MOKRE OK LESS

SURTECT TO BASEMENTS, RESTRICTIONS, RESBRVATIONS AND RIGHTS-OF-WAY OF RECORD.

SUBJECT TO FACTS THAT MAY BE REVEALED BY AN ACCURATE BOUNDARY SURVEY.

BEARINGS ARE BASED ON THE-BAST LINE OF THE SOUTHEAST QUARTER OF SECTION 1, TOWNSHIP 46

SOUTH, RANGE 23 EAST, LEE COUNTY FLORIDA AS BEARING 8.00°54'31™E.

DESCRIPTION-FREPA §-17-03,

THOMAS R LEHNERT. IR, P.&M,
FLORIDA CERTIFICATION NQ. 5541

SAToLEN IV ARNSURVEY ING\DRECRIPTIONSV 480 T S—RE_AC_DHSC_:DESC_SYCT _REV.doe -
S\ lobs\) 4xx\ A 80\SURVEY ING\DES_CR.H"I’IO'J\I,SF.‘I 48U_718-B6_AC_DBSC_DESC_SKT_REV.dwe

SEEET 2 OF 3

w
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: : Faxchibit ¥A” — Tasement Parcel 15

Marrhks Trngineerinn, Jne.

Professional Engineers, Plarmers & Land Surveyors
FORT MYERS ¢ NAPLES ¢ SARASQTA

DESCRIPTION
OF A
PARCEL OF LAND
. LYING IR
SRCTION | ANID 2, TOWNSHIP 45 300UTH, RANGE 25 EAST
: AND
. SRCTION 6, TOWNSHIP 46 SOUTH, RANGE 26 BEAST
LBE COUNTY, FLORIDA

(@AST WEST RIGHT-OF-WAY)

A TRACT OR PARCEL OF LAND STTUATED 1N THE STATE OF fLORJDI«., COUNTY OF LEE, LYING IR SECTION |
AND 2, TOWNSHIP 4t SOUTH, RAJWIE 25 EAST, AND SECTION 6, TOWNSHIP 46 SOUTH, RANGE 26 EAST OF 3AID
LEE COUNTY, FLORIDA, BEING FURTHER DESCRIBED ASFOLLOWS:

COMMENCING AT THE NORTEWEST CORNER OF SAID BBCTION 1 THENCE 8.0) °02'59"E. ALONG THE WEST

LINE OF THE NORTHWEST QUARTER OF SATD SBCTION FOR 279000 FEET TO THE POINT OF BEGINNING,

THENCE S.00°DI'DDYE, FOR 2894.61 FEET TO THE BEGTNNING OF A CURVE TO THE RIGHTHAVING A RADIUS OF
GH A CENTRAL AMQLE OF 1624 625" FOR 456.70

560,00 FERT, THENCE BASTERLY ALONG SAID CURVE THROU!

REETTC A POINT OF REVERSE CURVE HAVING & RADIUS OF 1440.00 FEET; THENCE EASTERLY ALONG SAID
CURVE THROUGH A CENTRAL ANGLE OF 22°2226" FOR 56234 FERT TO A POINT OF REVERSE CURVBHAVING
A RADIUS OF 2560.00 FEBT; THENCE BEASTERLY ALONG SAID CURVE THROUGR A CENTRAL ANGLE OF
2610'24,4" FOR 1169 44 REET TO A POINT OF REVERSE CURVE HAVING A RADIUS DF 290,00 FEST; TRENCE
FOR 104.33 FEET; THENCE -

BASTERLY ALONG RAID CURVE THROUGH A CHNTRAL ANGLE OF 2073420
GININING OR £ CORVE TO THE LEFTHAVING A RADIUS OF 50.00FEET;

S.50°00°GD"B. FOR 89820 FEET TO THE BB
THENCRMORTHEASTERLY ALONG SAID CLURVE THROUGH A CENTRAL ANQLE OF 5p°54'31¢ ROR 70.33 PEET
TO AN INTERSECTION WITH THE WEST LINE OF A ROADWAY AND FUBLIC UTUITY TIGHT-OF“WAY AS
DESCRIBED IN OFFICIAL RBCCRDS BOOK 1398, ATPAGE 2147 OF THE PUBLIC RECORDS OF SAID LEB
COUNTY, FLORIDA; THENCE 8.00°543]“E. ALONG SAID WEST LINE ROR 220,03 FEET TO A POINT OF CUSP, TO
WHICH ROINT A RADIAL LOVE BRARS N,AP°05'20VE,{ TWENCE NORTHWESTERLY ALONG A'CURVE TO THELEFT
HAVING A RADIUS DE.50.00 FEET, THROUGH A CBNTRAL ANGLE GF B9°05'29" FOR 77.75 FEBT; THENCE ’
W.90%00'00" W, FOR 501.69 FEET TO "THE BEGINNING OF A CURVETO THE RIGHT HAVING ARADILIS OF 41000
FRET: THENCE WESTERLY ALONG SATD CURVE THRODGH A CENTRAL ANGLE OF 20°34°20" POR 147.2) FEET ,
TO A FOINT OF REVERSE CURVE HAVING A RADIUS OP 2440,00 FERT; THENCE WRSTERLY ALONG SAMD

FOR 1114.62 REET TO A POINT OF REVERSE CURVE

CURVE THROUGH A CENTRAL ANGLE OF 26°3024.4"
HAVING A RADIUS OF 1560.00 FEET, THENCE WESTERLY ALONG SAID CORVE THROUGH A CBNTRAL ANGLE
REVERSE CURVE HAVING A RADIUS OF 1440.00 FEET; THENCE

OF 2252220 FOR 6D9.20 FEBT TO A PONT-OF
WESTARLY ALONG SATD CURVE THROUGH A CENTRAL ANGLE OF 16°46'25° FOR 421.57 FEET, THENCE
N.DOS00'00"W. FOR 3092.66 FEBT TO THE RROTNINING OF A GURVE TO THE RIGBT HAVING A RADILS OF 3060.00
FEST; THENCE WESTBRLY ALONG SAID CURVE THROUGH A CENTRAL AMULE OF 14°21 105,8" ROR 766.47 BEET:
THENCE N.7573854"W, FOR 256.32 FEET TO “I'HTE BRGMNNING OF A CURVE TO THE LEFTHAVING A RADIUS OF
440.00 PEET; THENCE WESTBRLY ALONG SATD CURVE THROUGH & CENTRAL AWNGLE OF 12%2'56" FOR 51.65
FEET; TIBRCE N.08°21'51"W, FOR 85 .03 FERT TO THE BEGINNING OF 4 GURVE TO THE LEFTHAVING ARADIUS
OF 240.00 FRET; THENCE SOUTHWESTERLY ALONG SAID CURVE THROUQH A CENTRAL ANGLE DF 65°1251"
INT OF REVERSE CURYE BAVING A RADIUS. OF 360.00 FEET; THENCE
SOUTHWESTERLY ALONG SAID CURVE THROUGE 4 CRNIRAL ANGLE OF 6434°%42" FOR 404,76 FRET; THENCE
N.O0%00'00" W, ROR. 243.35 FBET, THENCE R.00°1 70D5"E, FOR. 120.00 FEET; THENCE £.50°00°007E. FOR 242.85 FEZT
T0 THE BEGINNING OF A CURVETO THE LEFT HAVING A RADIUS OF 240.00 FEET, THENCE NORTHRASTERLY
ALONG SAID CURVE TEROUGH A CENTRAL ANGLE OF 64°3442" FOR 27051 FRET TO A POINT OF REVERSE
CURVE BAVING A RADIUS OF 360,00 FEET; THENCE NORTHEASTERLY ALONG SAID CURVE THROUGH A
CENTRAL ANGLE OF 66"12'51" FOKR 416.04 FEET, THENCE 8.32°21'S1*E, FOR 85,03 FEET TO THE BEGINNING OF A

‘;‘I]'T?’R‘"Y‘
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CURVE TO THE RIGHT HAVING A RADIUS OF 560.00 FEET: THENCE EASTERLY ALONG SAID CURVE THROUGH
A CENTRAL ANGLE OF 1274256 FOR 124.28 FEET; THENCE 8.75°38'5S4"E. FOR 256,32 FEET TO THE BEGINNING
OF A CURVE TOTHE LEFT HAVING A RADIUS OF 2540.00 FEET; THENCE EASTERLY ALONG SATD CURVE )
THROUGH A CENTRAL ANGLE OF 14°22'05.5" FOR 736.42 FEET; THENGE 8.90°00'00"E. FOR 198.05 FEET TO THE

POINT OF BEGINNING.
SUBIECT TO EASEMENTS, RESTRICT IONS, RESERVATIONS AND RIGHTS-DF-WAY OF RRCORD,

SUBJECT TO FACTS THAT MAY BE RAVEALED BY AN ACCURATE BOUNDARY SURVEY,
ASSUMED NORTH BASED ON THE WEST LINE OF THE NORTHWEST QUARTER OF SRECT) ON 1, TOWNBHIP 46

SOUTH, RANGE 25 BAST, A5 BEARING 5.01°02'59"E,

DESCRIPTION PREPARED 064-07-03

1=/

TAOMAE R, LERINERT, IR, F.E.M.
FLOQRIDA CERTIFICATION NQ. 554}
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AR V2 E Lt s s mpint déserDinal T 4BU_sik_ w TR rine SReshyy
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Exhibit “4” - Parcel

Barks Enomeertng, Jnc.,
Professional Engineers, Planmers & Land Surveyors
FORT MYERS 4 NAPLES + SARASOTA

DESCRIPTION
' OF A
. PARCEL OF LAND
. LYDNG IN
SECTIONS 1 AND 2, TOWNSHIFP 46 BOUTH, RANGE 25 EAST
. LEE COUNTY, FLORIDA

(306,631 ACRE PARCEL)

ATRACT ORPARCEL OF LAND SITUATHD IN THB STATE OF FLORIDA, COUNTY OF LEE, LYING IN
SECTIONS 1 AND 2, TOWNSHIP 46 SOUTH, RANGE 25 BAST, OF SAID LEE COUNTY, FLORIDA, BEING

PURTHER DESCRIBED AS FOLLOWS:

Ufficial Femords ny V3354 0§ 447

BEGINMNING 4T THE NORTHWEST CORNER OF SATD SECTION 1 AND THE NORTHEAST CORNER
OF SAID SECTION 2; THENCE N.89°08'21"E. ALONG THE NORTH LINE OF THE NORTHWEST
QUARTER OF SAID SECTION 1 FOR 9642,88 FEET TD THE NORTHEAST CORNER OF SAID FRACTION;
THENCE 8,01°1839"E, ALONG THE EAST LINE OF S8AID FRACTION FOR 230,87 FEET; THENCE
N.20°00'00"W, FOR 2B54.36 FEBT TO THE BEGINNING OF A CURVE TO THE RIGHET HAVING A RADIUS
OF 2940.00 FEET; THENCE WESTERLY ALONG SATD CURVE THEROUGH A CENTRAL ANGLE OF
.14°21'06" FOR 736.42 FEET; THENCE N.75°38'54"W, FOR 256,32 FEET T'O THE BBGINNING OF &4 CURVE
70 THE LEFT HAVING A RADIUS OF 560,00 FEET; THENCE WESTERLY ALONG SAID CURVE
THROUGH A CENTRAL ANGLE OF 12°42'56" FOR 124,28 FREF; THENCEN.88°2)'5]"W. FOR 88.03 FEET

T0 THR BRGINNING OF A CURVE TO TELE LEFT HAVING A RADIUS OF 360.00 BEET, THENCE
OUGH A CENTRAL ANGLE OF 66°12'51" FOR 416.04

SOUTHWESTERLY ALONG SAID CURVE THR!

FEET TO A POINT OF REVERSE CURVE HAVING A RADIUS QF 240.00 FRET; THENCE
SOUTHWESTERLY ALONG SATD CURVE THRGUGH A CENTRAL ANGLE OF 64°3442" FOR 270.5]
FEET; THENCE N.80°00'00"W. FOR 242,95 RRET; THENCE N.00°17'05“E, BOR 2533.27 FEET TD A POINT
OF INTERSECTION WITH THE HORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 2;
THENCE N.89°30'2] g ALONG SAID NORTH LINE FOR 211649 FEET TO THE POINT OF BEGINNING,

SURJECT TO BASEMENTS, RESTRICTIONS, RESERVATIONS AND RIGETS-OF-WAY OF RECORD,
SURJRCT TO RACTS THAT WMAY BR REVEALED BY AN ACCORATE BOUNDARY SURVEY,

PARCEL CONTAINS 306.631 ACRES, MORE OR LESS.
ASED ON THE NORTH LINE OF THE NORTHWEST QUARTER OF SBCTION 1,

ASSUMED NORTH B
RANGE 25'BAST, AB BEARING N.ES°0R'21"E.

TOWNSEIP 46 SOUTH,
PESCRIPTION PREPARED 04-15-03

W@/ Ali=fo>

THOMAS R, LEHNERT. JR., E.B.M.

FLORIDA CBRTIFICATION NQ. 5541
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FLORIDA GULK COAST
TECHNOLOGY AND RESEARCIH PARK
COMPREHENSIVE PEAN AMENDMENT

TRAFFIC STUDY

Introduction

The commercial component of the larger Florida Gulf Coast Technology and Research Park
(FGCTRP) is a proposed commercial development within unincorporated Lee County, hereafter
referred to as the Property. The Property is located in the northeast quadrant of the Alico
Road/Ben Hill Gritfin Parkway intersection, Exhibit 1.

The Property 1s currently designated as Undcveloped Agricultural land use category within the
existing Tradeport overlay. The proposed Comprehensive Plan Amendment (CPA) will allow
approximately 700,000 square feet of commercial retail land uses on the Property.

The purpose of this report, therefore, is to provide a traffic study in support of the

Comprehensive Plan Amendment (CPA) application.

Methodology Meeting

A meeting was held with the Lee County DOT staff on December 8, 2009 to discuss the traffic
study in support of the Comprehensive Plan Amendment for the Property. As required and
outlined in the Lee County Application for a Comprehensive Plan Amendment (Appendix A),
the following was discussed and agreed upon during the methodology meeting.

e The proposed CPA will be limited to approximately 100 acres located in the northeast
quadrant of the Alico Road/Ben Hill Griffin Parkway intersection.

e The proposed CPA will include approximately 700,000 squarc feet of commercial uses
only. No other uses will be included as part of the CPA analysis.

e Any other land uses identified as part of the concurrent/on-going DRI application for the
FGCTRP will be addressed through the submittal of the DRI sufficiency responses.

e The study area for the CPA analysis will include the roadway segments within a 3-mile
radius from the property, consistent with Lee County requirements.

e The long-term horizon year analysis will be based on the Lee County MPO 2030 zonal
data projections and the 2030 LRTP financially-feasible roadway network. The Lec
County FSUTMS travel model will be run without and with the proposed Plan

Amendment.

e The five-year horizon year (2014) analysis will reflect 350,000 square feet of commercial
uses.

e The 2014 analysis will be bascd on the current E+C network and growth trends based on
historic  traffic  counts. The travel model derived CPA  volumes (lrip

1



generation/distribution/assignment)  will be added to the growth-trend derived
background volumes to cstablish 2014 tratfic conditions with the CPA.

* Based on the comparative analysis, improvements needed as a result of the proposed
CPA will be identified under both long-term (2030) and five-year horizon (2014)
conditions.

Existing Roadway Network

The existing roadway network in the vicinity of the Property is depicted in Exhibit 1. As shown
in Exhibit 1, there are several major roadways serving the Property including Alico Road, Ben
Hill Griffin Parkway and 1-75.

Alico Road is a County-maintained six-lane, east-west arterial connecting US 41 to [-75 and Ben
Hill Griffin Parkway. It becomes a two-lane road east of Ben Hill Griffin Parkway to Corkscrew
Road, which connects to SR 82 in Collier County.

Ben Hill Griffin Parkway is a County-maintained four and six-lane, north-south arterial
connecting several area attractions including the Miromar Outlets, Germain Arena, Florida Gulf
Coast University, Gull Coast Town Center and the Southwest Florida International Airport.

175 is a State-maintained {reeway along the west coast of Florida connecting Naples, Fort
Myers, Punta Gorda and Port Charlotte with Sarasota, Bradenton, and Tampa to the north. The
section of 1-75 from Golden Gate Parkway in Collier County to Colonial Boulevard in Lee
County is currently under construction for six-lane widening, which is anticipated to be
completed in the [irst quarter of 2010.

Other important roadways in the general vicinity of the Property include Three Oaks Parkway
and Estero Parkway.

Scheduled Roadway Improvements

Scheduled road improvements in the Lee County Capital Improvement Program are shown on a
map produced by the Lee County DOT and titled Major Road Improvements Programmed
Through Construction Phase, F.Y. 2009/10 — 2013/14. This map is provided in Appendix B.

Some of the more important roadway projects in the general vicinity of the Property include the
following.

¢ New four-lane Estero Parkway Extension from Three Oaks Parkway to Ben Hill Griffin
Parkway — Recently Completed.

¢ Four-lane widening of Three Oaks Parkway from Corkscrew Road to Alico Road -
Under Construction and nearing completion.

e Six-lane widening ol I-75 from Colonial Boulevard to SR 82 — Fiscal Year 2009/2010.

2



e Alico-Green Meadows Corridor Study from Alico Road at Green Meadows Road to SR
82 — Under Study.

o (R 951 Extension PD&E study for new four-lane road from Immokalec Road in Collier
County to Alico Road — Under Study.

In addition to the above, the Summary of Major Road Projects Programmed by Lee County -~ FY
09/10 to FY 13/14 (also included in Appendix B) identifies the new four-lane Threc Oaks
Parkway Extension from north of Alico Road to Daniels Parkway beyond the Five Year Work
Program (for the six to ten year time period).

As mentioned in an earlier section of the report, the section of [-75 from Golden Gate Parkway in
Colhier County to Colonial Boulevard in Lee County is currently under construction for six-lane
widening. This construction project is well ahead of schedule and will be completed in the first
quarter of 2010.

Planned Roadway Improvements

The Lee County Metropolitan Planning Organization (MPO) developed the Lee County 2030
Lonyg Range Transportation Plan (LRTP). The 2030 LRTP Highway Element Map is included in
Appendix C. This map identifics improvements that arc considered Financially Feastble Projects
and improvements that are Contingent Upon Additional Funding.

The Financially Feasible Projects include those improvements that are considered affordable,
given revenue projections through 2030. Onc of the critical Financially Feasible Projects in the
general vicinity of the Property include the New [-75 Airport Interchange and Collector-
Distributor road system,

The I-75 Airport Interchange and Collector-Distributor system between Alico Road and Daniels
Parkway serves the Southwest Florida International Airport (SWFIA) via 2-lane collector-
distributor roads on each side of I-75 from Alico Road to north of the Airport.

The I-75 Airport Interchange and Collector-Distributor system improvement was recently a
programmed and “committed” improvement. However, due to the funding issues, it was recently
removed from the Florida DOT Five Year Work Program. While not technically programmed as
a “committed” improvement, 1t is a 2030 linancially-feasible, priority improvement.

The improvements that are identified as Contingent Upon Additional Funding are those
improvements that are found to be needed by 2030 but are not considered affordable, given
revenue projections through 2030. The projects in the general vicinity of the Property that are
identified as Contingent Upon Additional Funding include the following.

¢ New four-lane Alico Expressway from Summerlin Road to SR 82.

¢ CR 951 Extension as a new four-lane, limited access highway from the Collier County
Line to the Alico Expressway.

3



e New interchange on CR 951 Extension at the Alico Expressway.

o Twelve-lane widening of I-75 from Bonita Beach Road to Alico Road.

e Ten-lane widening of I-75 from Alico Road to SR 82.

e Six-lane widening of Ben Hill Griffin Parkway from FGCU Boulevard to College Club
Drive.

¢ Six-lane widening of Three Oaks Parkway from Coconut Road to Estero Parkway.

With regard to the Alico Expressway, DPA was advised previously by Lee County DOT Staff
that, in leu of the Alico Expressway, the LRTP is likely to be revised to include the widening of
Alico Road east of Ben Hill Griffin Parkway plus an extension of Alico Road east and north to
SR 82. In either case, this “contingent” improvement is not included in the roadway network
used 1n this study because it is not considered financially-feasible at this time.

Land Use Assumptions

The land use projections used in the CPA traffic analysis are summarized below.

Land Use Assumptions "
Horizon Year Land Use Size Units
Short Term ~ Year 2014 Commercial 350,000 sq.ft.

Long Range — Year 2030 (Buildout)  Commercial 700,000  sq.ft.

Footnotes:
(1) Conservative estimates for analysis purposes.

As shown above, the proposed CPA will amend the Comprehensive Plan to add approximately
700,000 square feet of commercial retail uses at buildout. As presented and agreed in the
methodology meeting, approximately 350,000 square feet of commercial retail uses were used in
the short-term (five-year) analysis.

Property Access

The Property has frontage on both Alico Road and Ben Hill Griffin Parkway. Therefore, the
Property will have access onto both Alico Road and Ben Hill Griffin Parkway.

Leve] of Service Standards

Roadway level of service (LOS) standards generally vary depending upon whether the road is a
State or County road and whether the road is in an urban or rural area. Furthermore, State roads
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on the Florida Intrastate Highway System (FIHS) generally have more stringent LOS standards
than other roads.

DCA rules require that Florida DOT LOS standards, rather than local standards, apply on FFIIIS
roads. For non-FIHS State roads and County roads, the LOS standards adopted in the local
government comprchensive plans apply.

The LOS standard on [-75, which is on the State FIIIS, is LOS “D”. For all the County roads,
the adopted LOS standard 1s LOS “E™.

2030 Long Range Transportation Plan (LRTP) Analysis

DPA downloaded the latest 2030 Financially Feasible Plan travel model data from the MPO
website for use in this study. The adopted Lee County MPO travel model was used to run
comparative travel model assignments, both with and without the proposed CPA, under the
adopted Lee County 2030 Financially-Feasible Plan. For these assignments, the future year 2030
road network included only projects identified as Financially Feasible in the MPO 2030
Highway Element. Therefore, the projects that were identified as needed but Contingent Upon
Additional Funding were not included in the network.

After review, the following changes were made to the MPO adopted 2030 FSUTMS roadway
network to correctly reflect the adopted 2030 Financially-Feasible Plan.

o The number of lanes on Ben Hill Griffin Parkway/Treeline Avenue was changed fron six
to four lanes between Alico Road and Daniels Parkway.

e The number of lanes on Corkscrew Road was changed from six to four lanes between
Three Oaks Parkway and Ben Hill Griffin Parkway.

The Lee County MPO’s 2030 socioeconomic data projections were used for both of these (ravel
model assignments. For the travel model assignment without the CPA, the MPO zonal data were
used withoul revision.

For the travel model assignment with the proposed CPA, the socio-economic data associated

with the proposed CPA were added to the MPO 2030 zonal data in the ZDATA2 file,
representing Trallic Analysis Zone (TAZ) 1387.

2030 Traffic Conditions Without the CPA

As required by Lee County, the study arca included roadway segments within a three-mile radius
ol the Property. Exhibit 2 provides the results of the 2030 travel model assignment without the
proposed CPA. As expected, the following segments are projected to exceed the adopted level
of service standard in 2030 without the proposed CPA.
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Deficient Roadway Seements — 2030 Without CPA

Roadway From To
1-75 Corkscrew Road Alico Road
Alico Road Danicls Parkway
Ben Hill Griffin Parkway — Alico Road FGCTRP Entrance
FGCTRP Entrance Terminal Access Road
Treeline Avenue Terminal Access Road  Daniels Parkway

The adopted MPO 2030 Plan identifies ten and twelve-lane widening of 1-75 from Bonita Beach
Road to SR 82 as needed but Contingent Upon Additional Funding. In addition, the MPO 2030
Plan identifies the new four-lane extension of CR 951 from Collier County Line to Alico
Expressway. There are no improvements identified in the MPO 2030 Plan for Ben Hill Griffin
Parkway/Treeline Avenue between Alico Road and Daniels Parkway, apparently because the
widening of this road is not anticipated to be needed once 1-75 is widened to ten/twelve lanes.

Since the proposed CPA was not reflected in the MPO 2030 LRTP, these improvements will be
needed whether or not there is development as part of the proposed CPA.

2030 Trafttic Conditions with the CPA

Exhibit 3 provides the results of the 2030 travel model assignment with the proposed CPA.

In this travel model assignment, the CPA generates approximately 17,800 peak season, weekday
daily trips (PSWDT). As identified below, the 2030 travel model assignment with the proposed
CPA resulted in the same deficient roadway scgments that were identified as deficient without
the CPA.

Deficient Roadway Segments — 2030 With CPA

Roadway From To
[-75 Corkscrew Road Alico Road
Alico Road Daniels Parkway
Ben Hill Griffin Parkway  Alico Road FGCTRP Entrance
FGCTRP Entrance Terminal Access Road
Treeline Avenue Terminal Access Road  Daniels Parkway



Since the same roadway deficiencies were identified both without and with the proposed CPA,
those deficiencies are not as a result of the proposed CPA. Thercefore, the CPA is not responsible
for funding these improvements which are needed whether or not the CPA is approved.

Tralfic Mitigation

It 1s anticipated that the proposed CPA will mitigate its external transportation impacts through
the payment of roads.impact fees, in accordance with Lee County’s roads impact fee ordinance,
plus other revenucs, such as ad valorem taxes, gas taxes, sales taxes and the hike. DPA has
estimated that the proposed CPA would generate approximately $7.7 million in roads impact
fees, based on the current Lee County roads impact fee schedule, Exhibit 4.

These roads impact fee payments can be used by the County to fund whatever road
improvements are found Lo be necessary to support general growth in the area, including this
CPA. Specifically, thc roads impact fees can be used towards the Ben Hill Griffin
Parkway/Treeline Avenue widening or other improvements as needed. As stated previously, the
1-75 and Ben Hill Griffin Parkway/Treeline Avenue improvements will be needed whether or not
the proposed CPA is developed.

In this traffic assessment, the proposed CPA has been assumed to be new development from a
traffic standpoint.  Particularly, the MPO 2030 zonal data projections (used in the 2030
Financially Feasible Plan) did not include the proposed commercial land uses and there has been
no re-allocation of commercial uses from clsewhere in Lee County to the proposed CPA. As a
result, the traffic from the proposed CPA has been treated as additional traffic beyond the traffic
projections used in the development of the adopted MPO 2030 Financially-Feasible Plan.

For consistency, the roads impact fees collected from the proposed CPA, which will be paid
spectfically to mitigate the traffic impacts of this new development, must be considered new
funds beyond those that were considered in the development of the adopted 2030 Financially-
Feasible Plan. This would also apply to the ad valorem taxes, gas taxes, sales taxes and other
revenues generated by the proposed CPA.

Development within the CPA will be responsible for providing site-related improvements within

the development and at the development’s entrances, including turn lanes and signalization, as
needed.

Timing of Improvements

Any development as part of the proposed CPA will be subject to review and approval. Detailed
DRI or rezoning traffic studies will be required and, if necessary, conditions of approval will be
established before such approval would be granted. Therelore, the actual timing of the identified
improvements will be established during the review and approval of specific development plans.
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2014 Short Range (Capital Improvement Program) Analysis

As discussed and agreed in the methodology meeting, a short-range analysis was performed in
addition to the 2030 LRTP analysis. The purpose of the short-range analysis is to identity the
additional improvements needed on the roadway network beyond those programmed in the short-
range (five-year) horizon due to the proposed development.

The short-range analysis was performed coincident with the current Lee County Capital
Improvement Program (CIP) horizon year of 2014, using the current existing network plus
improvements scheduled in the S-year CIP or FDOT Work Program and, reflecting
approximately 350,000 square feet of commercial retail land uses.

The Lee County MPO socio-economic data used in developing the LRTP are not reflective of the
current economic downturn. As cxplained and agreed upon during the mcthodology mecting,
historic traffic growth rates, which are more appropriate for short-range projections, were used to
develop the 2014 background traffic. The calculation of historic growth rates is documented in
Appendix D.

2014 Traffic Conditions Without the CPA

The future (2014) traffic projections, without the proposed CPA, arc presented in Exhibit 5,

As shown in Exhibit 5, all the study arca roadway scgments are anticipated to operate at or better
than the adopted LOS standard in 2014.

2014 Traffic Conditions With CPA

As agreed in the methodology mecting, cwirent Lee County E+C travel model was used to derive
the proposed CPA volumes (trip generation/distribution/assignment) associated with
approximately 350,000 square feet of commercial retail uses. The travel model derived CPA
volumes were then added to the projected 2014 background traffic volumes to derive the future
(2014) traffic volumes, with the proposed CPA, Exhibit 6.

As shown in Exhibit 6, all the study area roadway segments continue to operate at or better than
adopted LOS standard, with the CPA. Therefore, it is concluded that no additional
improvements are needed on the roadway network beyond those programmed in the short-range
(five-year) horizon due to the proposed development.

Traffic Mitigation

DPA has estimated that the proposed CPA would generate approximately $3.8 million in roads
impact [ees corresponding to the 350,000 square feet of commercial retail uses, Exhibit 7. These
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roads impact fee payments can be used by the County to fund whatever road improvements are
found to be necessary to support general growth in the area, including this CPA.
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EXHIBIT 2

FLORIDA GULF COAST TECHNOLOGY AND RESEARCH PARK
COMPREHENSIVE PLAN AMENDMENT TRAFFIC STUDY, #09617
FUTURE 2030 TRAFFIC CONDITIONS WITHOUT CPA
DIRECTIONAL PEAK HOUR (K100), PEAK SEASON

(6) 2)
FSUTMS {7 Directional Service Volumes
[ ) PSWDT PSWDT (5) Two-Way {5} Directional
#of LOS {4) Without /AADT Existing K100 Peak Hr. D100 Peak Hr. Vol. LOS"C"LOS"D"LOS'E" LOS vic LOS

ROADWAY FROM TO Lanes Std PCS# CPA  Factor AADT Factor Volume NE sw NE Sw 8td NE SW NE Sw
ALICO ROAD DUSTY ROAD LEE ROAD ] E 15 59,606 | 1.333 44.716| 0.0958 4.284| 0.5000( 0.5000] 2,142| 2.142]] 2870 | 2,960 | 2960 | 2,860 |} 0.72 | 0.72 B B

LEE RD THREE OAKS PKWY 4] E 15 52254 | 1.333 39,2001 0.0958 3,755| 0.5000] 0.5000; 1.878| 1.877]] 2.870 | 2,960 | 2,960 [ 2960 || 0.63 | 0.63 B B

THREE OAKS PKWY 75 8 E 15 74,360 | 1.333 55.7841 0.0958 5,344} 0.5000] 0.5000} 2.672| 2,672{| 2.870 | 2960 | 2,960 [ 2.960 || 0.90 | 0.90 9] C

1-75 BEN HILL GRIFFIN PKWY 8 E 15 53.284 | 1.333 38,973 0.0958 3.829| 0.5000] 0.5000} 1,915| 1.914/| 2,870 | 2,960 | 2.960 | 2960 || 0.65 | 0.65 B B

BEN HILL GRIFFIN PKWY [FGCTRP ENTRANCE 2 £ 15 10,002 [ 1.333 7,503} 0.0988 7193 0.5000} 0,5000 360 359 720 880 820 920 0.39 | 0.39 c 9]

FGCTRP ENTRANCE GREEN MEADOW RD 2 E 15 7,699 | 1.333 5776 0.0958 553] 0.5000] 0.5000 277 2761 720 880 920 | 920 |1030]030] C c
BEN HILL GRIFFIN PKWY |ESTERQO PKWY FGCU ENTRANCE 4 E €0 37.220 | 1.287 28.920! 0.0972 2,811 0.5200] 0.4800| 1.462] 1349/} 1.970 | 1.870 | 2,040 1 2040 || 0.72 | 0.66 B B

FGCU ENTRANCE COLLEGE CLUB DR 4 E 60 46.022 | 1.287 35,759 0.0872 3.476] 0.5200| 0.4800| 1,808] 1668} 1.970 | 1.970 | 2,040 | 2,040 || 0.89 | 0.82 8 B

COLLEGE CLUB DR ALICO ROAD 6 E 60 52,632 | 1.287 40,817} 0.0872 3.967] 0.5200{ 0.4800| 2,063} 1904|| 2,970 | 3,070 | 3,070 | 3,070 || 0.67 | 0.62 8 B

ALICO RD FGCTRP ENTRANCE 4 E 60 55.536 | 1.287 43.152] 0.0872 4,194) 0.5200] 0.4800| 2.181] 2,013|| 1.970 | 2,040 | 2,040 | 2040 || 1.07 | 0.98 F D

FGCTRP ENTRANCE TERMINAL ACCESS RD 4 E 60 §7.970 | 1.287 45,043) 0.0872 4,378] 0.5200] 0.4800| 2,277 2,101|| 1,970 | 2,040 [ 2,040 {2,040 || 1.12 | 1.03 F F
ESTERQC PARKWAY THREE OAKS PKWY BEN HILL GRIFFIN PKWY 4 E 25 29,592 | 1.167 25,357 0.0925 2.346| 0.5200] 0.4800] 1.220] 1.126|| 1,900 { 1.970 | 1,970 | 1.970 || 0.62 | 0.57 B B
75 CORKSCREW RD ALICO RD 6 D _{FDOT|161.322| 1.099 | 146,790| 0.0907| 13.310| 0.5579] 04421| 7.426| 5884[| 4,580 | 5580 | 6,200 | 5,580 || 1.33 | 1.05 | F E

ALICO RD DANIELS PKWY (] D IFDOT|1142,666| 1.099 | 129.814] 0.0907 11,770| 0.6579| 04421] 6.566] 5.204; 4580 | 5580 | 6,200 | 5580 |} 1.18 [ 0.93 F D
THREE OAKS PARKWAY |ESTERO PKWY SAN CARLOS BLVD 4 E 25 28,001 | 1.187 23,994/ 0.0925 2,219 0.5200| 0.4800] 1.154] 1,065)] 1900 { 1,970 | 1970 | 1.970 || 0.58 | 0.54 B B

SAN CARLOS BLVD ALICO RD 4 E 25 28,254 @ 1.167 24.211] 0.0925 2,239) 0.5200) 0.4800) 1,164 1075]] 1900 | 1970 | 1,970 | 1970}, 059 | 055 | B B

ALICO RD DANIELS PKWY 4 E 25 32,778 | 1.167 28,087 0.0925 2,598} 0.5200| 0.4800{ 1.351] 1,247|] 1.900 { 1,970 | 1970 | 1,870 || 0.68 | 0.63 B B
TREELINE AVENUE TERMINAL ACCESS RD __|DANIELS PKWY 4 E 61 56,708 | 1,237 | 45843] 0.0930 4,263} 0.5100] 0.4900] 2.174| 2,089]]| 1,970 | 2,040 | 2,040 | 2,040 [} 1.07 | 102 | F F
Footnotes:

(1) 2030 financially-feasible number of lanes.

(2) Lee County Generalized Service Volumes (January, 2009). FDOT Generalized Service Volumes for I-75.
(3) Lee County roadway LOS standard. 1-75 based on FDOT FIMS LOS standard.
(4) Based on Lee County 2008 Traffic Count Report. [-75 based on FDOT 2008 AADT traffic information.

(8) Adjustement factors based on Lee County 2008 Traffic Count Report . |-75 based on FDOT 2008 traffic information.

(6) Peak season traffic volumes based on FSUTMS travel model assignment.

(7) PSADT/AADT factor based on Lee County 2008 permanent count station data. 1-75 based on L.ee Countywide PSF from FDOT data.

#9617, LOS, 2030 Without
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EXHIBIT 3

FLORIDA GULF COAST TECHNOLOGY AND RESEARCH PARK
COMPREHENSIVE PLAN AMENDMENT TRAFFIC STUDY, #09617
FUTURE 2030 TRAFFIC CONDITIONS WITH CPA
DIRECTIONAL PEAK HOUR (K100}, PEAK SEASON

®) 2
FSUTMS 7 Directional Service Volumes
1 3 PSWDT PSWDT (5) Two-Way {5) Directional
#of LOS 4) With  /AADT Existing K100 Peak Hr. D100 Peak Hr. Vol.  LOS"C"LOS 'D"LOS*E" LOS vic LOS

ROADWAY FROM TO Lanes Std PCS# CPA  Facter AADT Factor Volume NE SwW NE SW Std NE SW NE 8w
ALICO ROAD DUSTY ROAD LEE RD 6 E 15 60.256 | 1,333 45.203| 0.0958 4,3301 0.5000] 0.5000] 2.165] 2165]|| 2870 | 2960 | 2.960 { 2.960 || 0.73 | 073 | B B

LEE RD THREE QOAKS PKWY 6 E 15 63,410 | 1.333 47.568| 0.0958 45571 0.5000] 0.5000] 2279| 2.278]| 2870 | 2,960 | 2,960 | 2,960 || 077|077 ]| B 8

THREE OAKS PKWY 75 8 E 15 73,387 | 1.333 55,062| 0.0958 5,275) 0.50001 0.5000| 2.,638) 2637|| 2.870 | 2,960 | 2,960 | 2,960 || 0.89 | 088 | C 9]

-75 BEN HILL GRIFFIN PKWY 6 E 15 57.106 | 1.333 42,840| 0.0858 41041 0.5000| 0.5000] 2.082] 2052]|| 2.870 | 2,960 | 2.960 { 2.960 || 0.69 [ 0.69 | B B

BEN HILL GRIFFIN PKWY |FGCTRP ENTRANCE 2 E 15 20223 | 1.333 15.171] 0.0958 1.453| 0.5000] 0.5000 727 726)1 720 880 920 920 0791079 ] D D

FGCTRP ENTRANCE GREEN MEADOW RD 2 E 15 6228 | 1333 4,672| 0.0858 448! 0.5000| 0.5000 224 224]} 720 880 920 920 02410241 C c
BEN HILL GRIFFIN PKWY [ESTERQ PKWY FGCU ENTRANCE 4 E 60 38,186 | 1.287 29,671] 0.0972 2,884| 0.5200] 0.4800] 1.500] 1.384[| 1970 | 1,970 | 2.040 {2040 [| 0.74 | 068 | B B

FGCU ENTRANCE COLLEGE CLUB DR 4 E 60 47,363 | 1.287 36.801] 0.0972 3.577] 0.5200; 0.4800| 1.860] 1,717 1970 | 1.970 | 2,040 {2040 || 091 [ 084 | B B

COLLEGE CLUB DR ALICO ROAD 6 E 60 53,969 | 1.287 41,934] 0.0872 4.076] 0.5200; 0.4800] 2120} 1,956} 2,970 | 3070 | 3.070 | 3.070{] 069 [ 0.64 | B B

ALICO RD FGCTRP ENTRANCE 4 E 60 51,989 | 1.287 40,395 0.0972 3,926} 0.5200] 0.4800] 2.042] 1,884} 1.970 | 2,040 | 2,040 12.040{] 100 | 092 | F c

FGCTRP ENTRANCE TERMINAL ACCESS RD 4 E 60 58,763 | 1.287 46,436| 0.0972 4,514} 0.5200] 0.4800] 2,347 2167{| 1.970 | 2,040 | 2,040 | 204011 115 [ 106 | F F
ESTERQ PARKWAY THREE QAKS PKWY BEN HILL GRIFFIN PKWY 4 E 25 31,477 | 1.167 26.873] 0.0925 2,495] 0.5200] 0.4800 1,297 1.198[| 1,900 | 1.970 | 1,970 | 197011 066 | 0.61 | B B
75 CORKSCREW RD ALICO RD 6 D [FDOT[] 162,697 | 1.099 | 148,041| 0.0907 13,430 0.5579) 0.4421| 7.493] 5937|| 4580 | 5580 | 6200 | 5580 1] 1.3¢4 [ 1.06 | F E

ALICO RD DANIELS PKWY 3 D _|FDOT|{143,981] 1.088 | 131,011] 0.0907 11,880} 0.8579| 0.4421| 6,628| 5252|| 4580 | 5580 | 6,200 | 5580 || 1.19 { 0.94 F D
THREE OAKS PARKWAY |ESTERQO PKWY SAN CARLOS BLVD 4 E 25 30,386 | 1.167 26.038| 0.0925 2,408 0.5200| 0.4800| 1,252| 1,156|| 1.800 | 1.970 { 1,970 | 1,870 || 064 | 059 | B B

SAN CARLOS BLVD ALICO RD 4 £ 25 30,781 | 1.167 26,3761 0.0925 2.440] 0.5200| 04800) 1.268| 1,171[] 1900 | 1970 [ 1,970 | 1.870{/ 064 | 059 | B B

ALICO RD DANIELS PKWY 4 £ 25 36,208 | 1.167 31,027} 0,0925 2.870| 0.5200| 0.4800| 1.482| 1.378[| 1900 | 1,970 [ 1,970 | 1870{| 076 | 0.70 | B B
TREELINE AVENUE TERMINAL ACCESS RD DANIELS PKWY 4 E 81 58,546 | 1.237 47.329] 0.0930 4,402| 0.5100] 0.4800] 2,245 2157|] 1,870 | 2.040 | 2,040 | 2,040 il 116 | 1.06 | F F
Footnotes:

{1) 2030 financially-feasible number of lanes.

(2} Lee County Generalized Service Volumes (January, 2009). FDOT Generalized Service Volumes for i-75,
{(3) Lee County roadway LOS standard. I-75 based on FDOT FIMS LOS standard.
(4) Based on Lee County 2008 Traffic Count Report. |-75 based on FDOT 2008 AADT traffic information.
(5) Adjustement factors based on Lee County 2008 Traffic Count Report. |-75 based on FDOT 2008 traffic information,
(6) Peak season traffic volumes based on FSUTMS travel mode! assignment,
(7) PSADT/AADT factor based on Lee County 2008 permanent count station data. [-75 based on Lee Countywide PSF from FDOT data.

#08617, LOS, 2030 With
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EXHIBIT 4

FLORIDA GULF COAST TECHNOLOGY AND RESEARCH PARK
COMPREHENSIVE PLAN AMEDMENT TRAFFIC STUDY, #09617
ROADS IMPACT FEE ASSESSMENT - BUILDOUT

—~

1

Size Fee Rate [Unit Amount

Residential: |Single-Family - Detached 0 $8,976 /d.u. $0
Multiple Family Building 0 $6,297 /d.u. $0
Duplex/Two-Family/Townhouse 0 $6,297 /d.u. $0

Hotel / Motel Room/Time-share 0 $5,172 /room $0

Mobile Home 0 $4,686 /d.u. $0

Elder /Disabled Housing 0 $3,261 /site $0

Adult Cong. Living Facility (ACLF) 0 $2,025 /d.u. $0

Recreatinal Vehicle Site 0 $4,686 /site $0

Office: General Office 0 $7,305 /1,000 s.f. $0
Medical Office 0 $24,126 /1,000 s.f. $0

Hospital 0 $11,736 /1,000 s.f. $0

Nursing Home 0 $4,071 /1,000 s.f. $0

Church 0 $4,575 /1,000 s.f. $0

Day Care Center 0 $12,840 /1,000 s f. $0

Elementary / Sec. School (Private) 0 $2,223 /1,000 s.f. $0

Industrial: industrial Park 0 $6,195 /1,000 s.f. $0
Warehouse 0 $4,416 /1,000 s.f, $0
Mini-Warehouse 0 $1,587 /1,000 s.f. $0

Mine 0 $1,5687 /Cubic Yard $0.00

Retai: Shopping Center 700,000 $10,983 /1,000 s.f. $7,688,100
(GFA) Bank 0 $25,134 /1,000 s.f. $0
Car Wash, Self Service 0 $5,262 /Stall $0

Convenience Store w/Gas Sales 0 $40,305 /1,000 s.f. $0

Golf Course (open to public) 0 $2,697 /acre $0

Movie Theater 0 $23,220 /1,000 s.f. $0

Restaurant, Fast Food 0 $44,337 /1,000 s.f. $0

Restaurant, Standard 0 $20,337 /1,000 s.f. $0

Footnotes:

(1) Based on the adopted Lee County Ordinance 08-24, Roads Impact Fee Schedule.

#09539, Impact Fee, 2030
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EXHIBIT S

FLORIDA GULF COAST TECHNOLOGY AND RESEARCH PARK
COMPREHENSIVE PLAN AMENDMENT TRAFFIC STUDY, #09617

FUTURE 2014 TRAFFIC CONDITIONS WITHOUT CPA

DIRECTIONAL PEAK HOUR (K100}, PEAK SEASON

4) 5} (8} 2014 6]
M @ (&3] Annual 2014 2014 CPA 2014 (3) Two-Way 3) D Direclional Service Volumes
#of LOS (3) 2008 Growth Growth Background FSUTMS Total K100 Peak Hr. D100 Peak Hr. Vol LOS LOS
ROADWAY FROM TO Lanes Sid PCS# Rale Factor AADT PSWOT  AADT Factor Volume Dir1 Dir2 DIkt Dir2 LOS'C'LOSD'LOSE" 8id Dirt Dir2 Oir1 Dir2
ALICO ROAD DUSTY ROAD LEE RO 8 E 15 18.100; 4.36%] 0 2.2401 0.5000{ 0.5000] 1.120{ 1,120]1 2870 | 2960 | 2,960 | 2,860/ 038 038 | B B
LEE RD THREE OAKS PKWY 8 E 15 20,100, 4.36%] 0 2,4&1 0.5000] 0.5000] 1,244] 1.244|| 2.870 | 2.960 | 2.960 | 2,360 (] 042 | 042 | B B
THREE QAKS PKWY 75 [} E 15 28,300, 4,36%) Q 3,602) 0.5000] 0.5000{ 1,751 1.751!] 2,870 [ 2.960 | 2.960 12960 || 059 059{ B B
I-75 IBEN HILL GRIFFIN PKWY [:] E 15 12.300] 4.36%! 0 1.522| 0.5000] 0.5000; 761 76111 2870 [ 2960 | 2960 [ 296011026 ] 026 | B B
BEN HILL GRIFFIN PKWY |FGCTRP ENTRANCE 2 E 15 5,800 2.00%] 0] 0.5000] 0.5000 313 313]1 720 380 920 920 0341034 | C C
FGCTRP ENTRANCE GREEN MEADOW RD 2 E 15 5,800} 2.00% 0 0.5000] 0.5000 313 3131 720 880 920 920 0341034 C 93
{BEN HILL GRIFFIN PKWY |ESTERO PKWY FGCU ENTRANCE 4 E | 80 20.300 4.36% 0] 26.224] 0.0972 2.549] 0.5200] 0.4800{ 1.325] 122411 1.970 | 1970 [ 2,040 | 2040 || 065|060 | B B
FGCU ENTRANCE COLLEGE CLUBDR 4 E 80 21.200, 4. 36%] 0| 27.387] 0.0972: 2,662 0.5200] 04800 1.384] 1278/ 1970 ] 1.970 | 2040 2040/l 068063 | B B
COLLEGE CLUB DR ALICO ROAD 8 E 60 21,200 4.36% Q] 27.387] 0.0972 2862 052001 04800] 1.384] 1.278/| 2,970 [ 3070 | 3.070 [3070(}045] 042 | B 5]
ALICO RD FGCTRP ENTRANCE 4 E 80 24,000 4.36%)] 0| 31,004| 0.0972; 3.014) 0.5200] 0.4800] 1.567| 14471 1,970 | 2.040 | 2040 ) 2040 |) 0.77 | 0.71 B 2]
FGCTRP ENTRANCE TERMINAL ACCESS RD 4 E 80 24,000, 4.36%] 0] 31.004] 0.0972: 3.014] 0.5200] 0.4800! 1.567] 1447/ 1.970 | 2040 | 2040 1 2,040} 0.77 | 0.71 B B
ESTERQ PARKWAY THREE OAKS PKWY BEN HILL GRIFFIN PKWY 4 E 25 89401(8) | 4.36%) 0] 11.086) 0.0925 1,024{ 0.5200) 0.4800 532 49211 1900 | 1970 | 1970 | 1970 [} 027|026 | B B
75 CORKSCREW RD ALICO RD 6 D _|FDOT|] 71,000 2.00% 0] _79.958| 0.0907 7.2501 0.5579] 0.4421] 4,045 3.205/! 4.580 | 5580 | 6.200 | 5580 |{ 072 | 0.57 | C B
ALICO RD DANIELS PKWY [ D _|FDOT|| 66500 2,00%; 0| 74.890| 0.0907; 6.790 0.5579] 0.4421 3]& 3,002} 4,580 | 5580 | 6,200 | 5,580 [} 068 | 0.54 | C B
THREE OAKS PARKWAY [ESTERO PKWY. SAN CARLOS BLVD 4 € 25 15,640{(8} | 12.00%) Q| 27.563] 0.0925. 2.550] 052001 04800/ 1,326 1.224]] 1.900 [ 1.970 | 1.970 [ 1.970 || 067 | 062 | B B
SAN CARLOS BLVD ALICO RD 4 E 25 980019} | 12.00%] o 19.541] 0.0925] 1.808] 0.5200] 0.4800; 940] 86811 1.900 | 1970 [ 1970 11970]|i 0481044 | B B
ALICO RD DANIELS PKWY NA | E 25 NIA N/AS N/A N/A| 0,0925] N/;l 0.5200{ 0.4800, NIA N_/P-\i 1,900 | 1970 | 1,970 | 1970 [{ NFA | N/A | N/A | N/A
TREELINE AVENUE [TERMINAL ACCESS RD  [DANIELS PKWY 4 E 61 4.36%)] 0] 32,942 040930] 3.064{ 0.5100] 0.4900]{ 1.563 1.5011 1.970 ] 2040 | 2.040 | 2,040 [} 077 { 0.74 B E
Footnotes:

(1) Existing plus committed number of fanes.

(2} Lee Counly roadway LOS standard. (-75 based on FDOT FIHS LOS standard.,

(3) Based onLes County 2008 Traffic Count Repor. {-75 based on FOOT 2008 AADT traffic information

(4) Based on historic traffic counts from 1999 to 2008. A minimum growth rate of 2% per year is assumed. Please refer to Appendix B, for detailed growth rate calcuiations and assumptions.
(5} Growth factor for 6 years (from 2008 to 2014),

{6} Peak season CPA traffic volumes based on FSUTMS travel model assignment.

(7) Lee County Generalized Service Volumes (January, 2008). FDOT Generalized Service Volumes for I-75.

(8) 2009 average weekday traffic based on the information from the News-Press article i

(9) 2007 AADT since 2008 AADT is not avaliable.

#39617, LOS, 2014 Withow_CPA

0 Parkway flyover an instant hi dated December 11, 2008,
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EXHIBIT 6

FLORIDA GULF COAST TECHNOLOGY AND RESEARCH PARK
COMPREHENSIVE PLAN AMENDMENT TRAFFIC STUDY, #09617
FUTURE 2014 TRAFFIC CONDITIONS WITH CPA
BIRECTIONAL PEAK HOUR (K100), PEAK SEASON

@) ® (&) 2014 @
1y 2 (3) Annual 2014 2014 CPA 2014 (3) Two-Way {3}  Directional Directional Service Volumes
#of LOS (3} 2008 Growith Growth Background FSUTMS Total K100 Peak Hr. D100 Pesk Hr, Vol LOS ViC LOS
ROADWAY FROM TO Lanes Std PCS# AADT Rate Factor AADT PSWOT  AADT Facter Volume Dir1  Dir2  Dirt Bir2 LOS‘C'LOS"D'LOSE" S Oir1 Dir2 Dir1 Dir2
ALICO ROAD DUSTY ROAD LEERD 8 £ 15 18,1001 4.36%) 1.29 23.382] 1.732| 25,114} 0.0958 2,408} 0.5000( 0.5000 1.2031 1,203]1 2,870 | 2960 [ 2.960 | 2.960 |} 041 [ 0.41 B B
LEE RD THREE OAKS PKWY 8 E 15 20,100, 4.36%) 1.28] 265,966| 2,328|_ 28,294| 0.0958] 2,711 05000 0.5000; 1.356] 1,355/ 2,870 | 2.960 | 2,960 | 2960|{ 046 | 046 | B B
THREE QAKS PKWY 75 8 E 18 28,3004 4.36%)| 1.29 36.559 29851 39544| 0,0358 3.788) 0.5000| 0.5000i 1.894| 1.894/| 2870 | 2.960 | 2960 [ 2960 | 064 [ 064 | B B
75 IBEN HILL GRIFFIN PKWY 8 E 15 12.300] 4.36%| 1.29 15889 6.463] 22352 0.0958 2.341] 0.5000] 0.5000] 1.071] 1070}| 2,870 | 2960 [ 2960 | 23601 036|036 B B
BEN HILL GRIFFIN PKWY |FGCTRP ENTRANCE 2 E 15 5,800] 2.00%l 1.13] 6,532 7,530 1,347| 0.5000} 0.5000] 874 87311 720 880 920 920 073073 D B
';CTRP ENTRANCE GREEN MEADOW RD 2 E 15 5,800] 2.00% 1.13 6,532 208, 845| 0.5000 6.5000! 323 32211 120 880 920 3920 03510351 C c
BEN HILL GRIFFIN PKWY |§STERO PKWY FGCU ENTRANCE 4 E &0 20.300, 4.36%] 1.29] 26,224, 740] 26964] 0.0972 2,621| 0.5200] 0.4800] 1,363 1258 1 1970 | 1970 | 2040 [ 2040 || 067 ; 0621 B B
FGCU ENTRANCE COLLEGE CLUB DR 4 £ 80 21,200 4.36%] 1.28 27.387| 992 28379 0.0972 2,758| 0.5200] 0.4800| 1434] 1324]] 1970} 1870|2040 | 2040|1070 065] B B
COLLEGE CLUB DR ALICO ROAD 8 E 80 21,200 4.36%)] 1.29] 27,387 1.044] 28.431] 0.0872 2,763 0.52001 0.4800| 1.437F 1.326/| 2,970 | 3070 | 3,070 |3.070|] 0471043 | B B
ALICO RD FGCTRP ENTRANCE 4 = 60 24,000 4.36%| 1.28] 31.004] 1,873 32.877] 0.0972 3.196| 0.5200] 0.4800| 1,662} 1,534[| 1970 ] 2,040 | 2040 (2040110811075} C B
FGCTRP ENTRANCE TERMINAL ACCESS RD 4 £ 60 24,000] 4.36% 1.2 31,004] 1,873} 32877 0.0972 3,198| 0.5200| 0.4800) LQ 1534|[ 1970 12040 | 2040 | 2.0401] 081075 | C B
|ESTERO PARKWAY THREE OAKS PKWY BEN HILL GRIFFIN PKWY 4 =3 25 8.9401(8} | 4.36%) 1.29] 11,548 365 11.914) 0.0925] 1.102| 0.5200! 0.4800] 5731 529|| 1900 | 18701 1970119701/ 029027 | B B
175 CORKSCREW RD ALICO RD 6 D _IFDOT}|  71.000) 2.00% 1.13 78,958 1,766 81,724] 0.0907 7.410| 0.5579] 0.4421| 4134] 3276[| 4580 | 5580 | 6,200 [ 5580 0741 059 | C [0}
ALICO RD DANIELS PKWY -3 D |FDOT|| 886,500 2.00% 113 74880 1,712} 76.602| 0.0907 6.950) 0.5579] 0.4421| 3877 3073[| 4,580 | 5580 § 6,200 (5,580 069 | 0.85] C B
THREE OAKS PARKWAY TESTERD PKWY |SAN CARLOS BLVD 4 E 25 15,640((B} | 12.00%)| 1.97 30,871 256] 31.127] 0.0925) 2,879 0.5200] 0.4800| 1487 1.382[| 1,900 § 1.870 ] 1,970 11970{1 076 | 070} B E
SAN CARLOS BLVD ALICO RD 4 E 25 $.9001() | 12.00%) 1.97 19,541 858} 20.199] 0.0925 1,868 0.5200] 04800 971 897|| 1900 | 1.870 | 1.970 1 1.9701( 049 046 | B 8
ALICO RD DANIELS PKWY NA | E 25 NIA N/A N/A N/A N/A N/A} 0.0925 NiA] 200| 0.4800, NIA N/AIL 1.900 | 1,970 | 1,970 | 1.970 || N/A | N/A | NJA | N/A
TREELINE AVENUE TERMINAL ACCESS RD _ {DANIELS PKWY 4 E 81 25,500 4.36%| 1.29 32,942 1.709' 34.651} 0,09301 3.2231 0.5100] 04900 1,644 1579|| 1.970 | 2040 [ 2.040 1 2040{( 081 [ 077 | C B
Eootnotes:

(1) Existing plus committed number of lanes.
(2} Lee Counly roadway LOS standard. (-75 based on FDOT FIHS LOS standard,
{3) Based onlee County 2008 Tratfic Count Repar, (-75 based on FDOT 2608 AADT traffic information

{4) Based on historic traffic counts from 1999 to 2008. A minimum growth rate of 2% per year is assumed. Please refer to Appendix D, for detailed growth rate caicutations and assumptions.
Alico Road, US 41 to |-75 - Based on total corridor volumes from 1988 1o 2008. Lee County 2008 Traffic Count Report.

Ben Hill Griffin Parkway/Treeline Avenue - Negetive growth rate for the past {hree years. To be conservative, assumed the Alico Road growth rate.

75, Corkscrew Road to Daniels Parkway - Based on total corridor volumes from 1989 to 2008. FDOT 2008 Traffic information database. Less than 2% per year growth.
(8) Growth factor for 6 years (from 2008 to 2014),

(8) Peak season CPA traffic volumes based on FSUTMS travel model assignment.

{7) Lee County Generalized Service Volumes (January, 2008). FDOT Generalized Service Volumes for I-75,

(8) 2008 average weekday traffic based on the information from the News-Press article titledEstero Parkway flyover an instant hi dated December 11, 2009,
(9) 2007 AADT since 2008 AADT is not available

#9617, LOS, 2014 With_CPA
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EXHIBIT7

FLORIDA GULF COAST TECHNOLOGY AND RESEARCH PARK
COMPREHENSIVE PLAN AMEDMENT TRAFFIC STUDY, #09617

ROADS IMPACT FEE ASSESSMENT - 2014

Residential:

Office:

Industrial:

Retail:
(GFA)

Footnotes:

Q)

Size Fee Rate /Unit Amount
Single-Family - Detached 0 $8,976 /d.u. $0
Multiple Family Building 0 $6,297 /d.u. $0
Duplex/Two-Family/Townhouse 0 $6,297 /d.u. 30
Hotel / Motel Room/Time-share 0 $5,172 /room $0
Mobile Home 0 $4,686 /d.u. $0
Elder /Disabled Housing 0 $3,261 /site $0
Adult Cong. Living Facility (ACLF) 0 $2,025 /d.u. 30
Recreatinal Vehicle Site 0 $4,686 /site $0
General Office 0 $7,305 /1,000 s.f. $0
Medical Office 0 $24,126 /1,000 s.f. $0
Hospital 0 $11,736 /1,000 s.f. $0
Nursing Home 0 $4,071 /1,000 s f. $0
Church 0 $4,575 /1,000 s.f. $0
Day Care Center 0 $12,840 /1,000 s.f. $0
Elementary / Sec. School (Private) 0 $2,223 /1,000 s f. $0
Industrial Park 0 $6,195 /1,000 s.f. $0
Warehouse 0 $4,416 /1,000 s.f. $0
Mini-Warehouse 0 $1,587 /1,000 s.f. $0
Mine 0 $1,587 /Cubic Yard $0.00
Shopping Center 350,000 $10,983 /1,000 s.f. $3,844,050
Bank 0 $25,134 /1,000 s f. $0
Car Wash, Self Service 0 $5,262 /Stall $0
Convenience Store w/Gas Sales 0 $40,305 /1,000 s.f. $0
Golf Course (open to public) 0 $2,697 Jacre $0
Movie Theater 0 $23,220 /1,000 s.f. $0
Restaurant, Fast Food 0 $44,337 /1,000 s.f. $0
Restaurant, Standard 0 $20,337 /1,000 s.f. $0

(1) Based on the adopted Lee County Ordinance 08-24, Roads Impact Fee Schedule.

#09539, Impact Fee, 2014

1/11/2010



APPENDIX A

LEE COUNTY APPLICATION FOR A COMPREHENSIVE PLAN AMENDMENT




Lee County Board of County Commissioners
Department of Community Development
Division of Planning

Post Office Box 398

2 LEE CO l ] I QTY Fort Myers, FL 33902-0398
SOUTHWEST FLORIDA T (a0 4556919

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)

DATE RECD REC'D BY:
APPLICATION FEE TIDEMARK NO:

THE FOLLOWING VERIFIED:

Zoning ]::] Commissioner District l:]

Designation on FLUM [ ]

(To be completed by Planning Staff)

Plan Amendment Cycle: l:lNormaI I:ISmaH Scale || DRI | |Emergency

Request No:

APPLICANT PLEASE NOTE:

Answer all questions completely and accurately. Please print or type responses. If
additional space is needed, number and attach additional sheets. The total number of
sheets in your application is:

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Up to 90 additional copies will
be required for Local Planning Agency, Board of County Commissioners hearings and
the Department of Community Affairs' packages. Staff will notify the applicant prior to
each hearing or mail out.

I, the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents
provided are complete and accurate to the best of my knowledge.

DATE SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 1 of 10



I. APPLICANT/AGENT/OWNER INFORMATION

APPLICANT

ADDRESS

CITY STATE ZIP
TELEPHONE NUMBER FAX NUMBER
AGENT*

ADDRESS

CITY STATE ZIP
TELEPHONE NUMBER FAX NUMBER

OWNER(s) OF RECORD

ADDRESS
CITY STATE ZIP
TELEPHONE NUMBER FAX NUMBER

Name, address and qualification of additional planners, architects, engineers,
environmental consultants, and other professionals providing information contained
in this application.

* This will be the person contacted for all business relative to the application.

Lee County Comprehensive Plan Amendment Application Form {05/08) Page 2 of 10



Il. REQUESTED CHANGE (Please see Item 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

:l Text Amendment Future Land Use Map Series Amendment

1.

(Maps 1 thru 22)
List Number(s) of Map(s) to be amended

Future Land Use Map amendments require the submittal of a complete list,
map, and two sets of mailing labels of all property owners and their mailing
addresses, for all property within 500 feet of the perimeter of the subject
parcel. The list and mailing labels may be obtained from the Property
Appraisers office. The map must reference by number or other symbol the
names of the surrounding property owners list. The applicant is responsible
for the accuracy of the list and map.

At least 15 days before the Local Planning Agency (LPA) hearing, the
applicant will be responsible for posting signs on the subject property,
supplied by the Division of Planning, indicating the action requested, the date
of the LPA hearing, and the case number. An affidavit of compliance with the
posting requirements must be submitted to the Division of Planning prior to
the LPA hearing. The signs must be maintained until after the final Board
adoption hearing when a final decision is rendered.

B. SUMMARY OF REQUEST (Brief explanation):

lll. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY
(for amendments affecting development potential of property)

A. Property Location:

1.
2. STRAP(s):

Site Address:

Lee County Comprehensive Plan Amendment Application Form {05/08) Page 3 of 10



B. Property Information

Total Acreage of Property:

Total Acreage included in Request:

Total Uplands:
Total Wetlands:

Current Zoning:

Current Future Land Use Designation:

Area of each Existing Future Land Use Category:

Existing Land Use:

C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay:

Airport Noise Zone 2 or 3:

Acquisition Area:

Joint Planning Agreement Area (adjoining other jurisdictional lands}:

Community Redevelopment Area:

D. Proposed change for the subject property:

E. Potential development of the subject property:

1. Calculation of maximum allowable development under existing FLUM:

Residential Units/Density

Commercial intensity

Industrial intensity

2. Calculation of maximum allowable development under proposed FLUM:

Residential Units/Density

Commercial intensity

Industrial intensity

Lee County Comprehensive Plan Amendment Application Form {05/08) Page 4 of 10



IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the
preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)

A. General Information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5" x 11") for inclusion in public hearing packets.

The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1. Provide any proposed text changes.

2. Provide a current Future Land Use Map at an appropriate scale_showing the
boundaries of the subject property, surrounding street network, surrounding
designated future land uses, and natural resources.

3. Provide a proposed Future Land Use Map at an appropriate scale showing
the boundaries of the subject property, surrounding street network,
surrounding designated future land uses, and natural resources.

4. Map and describe existing land uses (not designations) of the subject
property and surrounding properties. Description should discuss consistency
of current uses with the proposed changes.

5. Map and describe existing zoning of the subject property and surrounding
properties.

6. The certified legal description(s) and certified sketch of the description for the
property subject to the requested change. A metes and bounds legal
description must be submitted specifically describing the entire perimeter
boundary of the property with accurate bearings and distances for every line.
The sketch must be tied to the state plane coordinate system for the Fiorida
West Zone (North America Datum of 1983/1990 Adjustment) with two
coordinates, one coordinate being the point of beginning and the other an
opposing corner. If the subject property contains wetlands or the proposed
amendment includes more than one land use category a metes and bounds
legal description, as described above, must be submitted in addition to the
perimeter boundary of the property for each wetland or future land use
category.

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 5 of 10



7. A copy of the deed(s) for the property subject to the requested change.
8. An aerial map showing the subject property and surrounding properties.

9. If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner.

B. Public Facilities Impacts
NOTE: The applicant must calculate public facilities impacts based on a
maximum development scenario (see Part Il.H.).

1. Traffic Circulation Analysis
The analysis is intended to determine the effect of the land use change on the
Financially Feasible Transportation Plan/Map 3A (20-year horizon) and on the
Capital Improvements Element (5-year horizon). Toward that end, an
applicant must submit the following information:

Long Range — 20-year Horizon:

a. Working with Planning Division staff, identify the traffic analysis zone
(TAZ) or zones that the subject property is in and the socio-economic data
forecasts for that zone or zones;

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by typeletc.);

c. If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff.
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

d. If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those modifications and the
effect on the financial feasibility of the plan;

e. An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change;

f. If the proposal is based on a specific development plan, then the site plan
should indicate how facilities from the current adopted Financially Feasible
Plan and/or the Official Trafficways Map will be accommodated.

Short Range — 5-year CIP horizon:
a. Besides the 20-year analysis, for those plan amendment proposals that
include a specific and immediated development plan, identify the existing

Lee Counly Comprehensive Plan Amendment Application Form (05/08) Page 6 of 10



roadways serving the site and within a 3-mile radius (indicate laneage,
functional classification, current LOS, and LOS standard);

b. ldentify the major road improvements within the 3-mile study area funded
through the construction phase in adopted CIP’s (County or Cities) and
the State’s adopted Five-Year Work Program;

Projected 2030 LOS under proposed designation (calculate anticipated
number of trips and distribution on roadway network, and identify resulting
changes to the projected LOS);

c. For the five-year horizon, identify the projected roadway conditions
(volumes and levels of service) on the roads within the 3-mile study area
with the programmed improvements in place, with and without the
proposed development project. A methodology meeting with DOT staff
prior to submittal is required to reach agreement on the projection
methodology;

d. ldentify the additional improvements needed on the network beyond those
programmed in the five-year horizon due to the development proposal.

2. Provide an existing and future conditions analysis for (see Policy 95.1.3):
Sanitary Sewer

Potable Water

Surface Water/Drainage Basins

Parks, Recreation, and Open Space

Public Schools.

P20 UTD

Analysis should include (but is not limited to) the following (see the Lee

County Concurrency Management Report):

e Franchise Area, Basin, or District in which the property is located;

Current LOS, and LOS standard of facilities serving the site;

Projected 2030 LOS under existing designation;

Projected 2030 LOS under proposed designation;

Existing infrastructure, if any, in the immediate area with the potential to

serve the subject property.

* Improvements/expansions currently programmed in 5 year CIP, 6-10 year
CIP, and long range improvements; and

* Anticipated revisions to the Community Facilities and Services Element
and/or Capital Improvements Element (state if these revisions are
included in this amendment).

» Provide a letter of service availability from the appropriate utility for
sanitary sewer and potable water.

In addition to the above analysis for Potable Water:

¢ Determine the availability of water supply within the franchise area using
the current water use allocation (Consumptive Use Permit) based on the
annual average daily withdrawal rate.

¢ Include the current demand and the projected demand under the existing
designation, and the projected demand under the proposed designation.

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 7 of 10



3.

* Include the availability of treatment facilities and transmission lines for
reclaimed water for irrigation.

» Include any other water conservation measures that will be applied to the
site (see Goal 54).

Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:

Fire protection with adequate response times;

Emergency medical service (EMS) provisions;

Law enforcement;

Solid Waste;

Mass Transit; and

Schools.

S0 00T

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and Ill for their evaluation. This application should include
the applicant's correspondence to the responding agency.

C. Environmental Impacts

Provide an overall analysis of the character of the subject property and
surrounding properties, and assess the site's suitability for the proposed use
upon the following:

1.

A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS).

A map and description of the soils found on the property (identify the source
of the information).

A topographic map depicting the property boundaries and 100-year flood
prone areas indicated (as identified by FEMA).

A map delineating the property boundaries on the Flood Insurance Rate Map
effective August 2008.

A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

. A table of plant communities by FLUCCS with the potential to contain species

(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCCS and the species status (same as FLUCCS map).

D. Impacts on Historic Resources

List all historic resources (including structure, districts, and/or archeologically
sensitive areas) and provide an analysis of the proposed change's impact on
these resources. The following should be included with the analysis:

Lee County Comprehensive Plan Amendment Application Form {05/08) Page 8 of 10



1. A map of any historic districts and/or sites, listed on the Florida Master Site
File, which are located on the subject property or adjacent properties.

2. A map showing the subject property location on the archeological sensitivity
map for Lee County.

E. Internal Consistency with the Lee Plan
1. Discuss how the proposal affects established Lee County population
projections, Table 1(b) (Planning Community Year 2030 Allocations), and the
total population capacity of the Lee Plan Future Land Use Map.

2. List all goals and objectives of the Lee Plan that are affected by the proposed
amendment. This analysis should include an evaluation of all relevant
policies under each goal and objective.

3. Describe how the proposal affects adjacent local governments and their
comprehensive plans.

4. List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment.

F. Additional Requirements for Specific Future Land Use Amendments
1. Requests involving Industrial and/or categories targeted by the Lee Plan as
employment centers (to or from)

a. State whether the site is accessible to arterial roadways, rail lines, and
cargo airport terminals,

b. Provide data and analysis required by Policy 2.4.4,

c. The affect of the proposed change on county's industrial employment goal
specifically policy 7.1.4.

2. Requests moving lands from a Non-Urban Area to a Future Urban Area

a. Demonstrate why the proposed change does not constitute Urban Sprawl.
Indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.

3. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2.

4. Requests moving lands from Density Reduction/Groundwater Resource must
fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 9 of 10



G. Justify the proposed amendment based upon sound planning principles. Be sure
to support all conclusions made in this justification with adequate data and
analysis.

Item 1: Fee Schedule

Map Amendment Flat Fee $2,000.00 each
Map Amendment > 20 Acres $2,000.00 and $20.00 per 10 acres
Small Scale Amendment (10 acres or less) | $1,500.00 each
Text Amendment Flat Fee $2,500.00 each
AFFIDAVIT

l, , certify that | am the owner or authorized representative of the
property described herein, and that all answers to the questions in this application and any sketches,
data, or other supplementary matter attached to and made a part of this application, are honest and true
to the best of my knowledge and belief. | also authorize the staff of Lee County Community Development
to enter upon the property during normal working hours for the purpose of investigating and evaluating
the request made through this application.

Signature of owner or owner-authorized agent Date

Typed or printed name

STATE OF FLORIDA)
COUNTY OF LEE )

The foregoing instrument was certified and subscribed before me this day of 19,

by , who is personally known to me or who has produced

as identification.

(SEAL) Signature of notary public

Printed name of notary public

Lee County Comprehensive Plan Amendment Application Form (05/08) Page 10 of 10




APPENDIX B

LEE COUNTY DOT
FIVE YEAR WORK PROGRAM FY 2009/10 —2013/14
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SUMMARY OF MAJOR ROAD PROJECTS PROGRAMMED BY LEE COUNTY - FY 09/10 TO FY 13/14 (as adopted 9/17/09)

FY 5608 FUTURE
COMM| PROJ. LENGTH| PRIOR FY08/09 5-YEAR PROJECT |REVENUE] PROJECT
DIST. | NUMBER [PROJECT NAME (MILES) EXP. BUDGET 09/10 10/11 1112 12/13 13/14 TOTAL 6-10 TOTAL SOURCE MANAGER
5 204030 [Alico Read Multi-Laning 16,102,750 1,800,803 O 400,000 0 0 0j 400,000 0 18,303,553 GT Don DeBerry, 533-8503
Additional work beyond 6L on maintenance access to Fiddiesticks Canal ALL AL CST ddeberrv@ieegov.com
5 205034 JAlico-Green Meadows Corridor Study (UNDERWAY) 7.00 476,189 of 0 0 0 o 1,500,000 1,500,000] 52,950,000 54,926,189 GT Sarah Clarke, 533-8718
Feasibility/alignment study for arterial extension from end of Alico R PRELM ROW, ALL sclarke@leeqov.com
up Green Meadows Dr. to SR 82 opposite Sunshine Bivd.
Al 206002 |[Bicycle/Pedestrian Facilities 12,640,508 2,778,129f 240,000 623,000 27,000f 490,000 1,550,000 2,930,000 3,700,000 22,048,637 IF/GT }Vickie Griffin, 533-8580
Annual project for facilities on existing County-maintained roads DES/CST| DES/CST| CST| DES/CST CST| DES/CST] CS8T] CST ariffiv@leeqov.com
1 206047 |Boca Grande Master Drainage Project (CST COMPLETE) 1,696,843 49,034 4] 0 0 0 0 Q 0 1,745,877] GT/IF21 {Eyra Cash, 533-8562
Development of master plan and implementation in § phases DES/CST CST] ecash@leegov.com
GFRTF Loan Repayment - Principal ($1,000,000) 250,000 250,000 250,000] 250,000 0 0 0 500.000 1,000,000 GT
GFRTF Loan Repayment - Interest (2%) 41,220 37,500 10,000 5,000 0 0 0 15,000 93.720
3 205720 [Bonita Beach Road Phase Il 0.80 2,027,548 2,052.451 0 0 0| 6.500,000 366,000 6.866,000 0 10,945,898]1F24/CITYEyra Cash, 533-8562
6L, Old 41 to Lime St. (Jointly funded per interlocal agreement} DES/ROW| ROW/PM CsT LS| AV ecash@leeqov.com
GFRTF Loan Repayment - Principal ($3,250,000) 0 0 ol IF24
GFRTF Loan Repayment - interest (2%} 65,000 65,000 65,000
3 205723 |Bonita Beach Road Phase || 2.00 462,543 1,757,457] 0 3} 3} 0 0] 0] 26,000,000 28,220,000])F24/CITY/|Eyra Cash, 533-8562
6L widening, W. of US 41 1o Old 41 DES/PM DES/PMY ROW/CST AV ecash@leegov.com
1.4 204088 |Burnt Store Road 4L 3.60 5,323,744] 1,516,861 2,500,000 2,500,000 0 9 0 5,000,000] 24,400,000 36,240,605] SURP. |Mike Rigsby, 533-8513
SR 78 (Pine Island Road) to Van Buren Parkway DES/ROW| DES/ROW ROW ROW CSTA.S TOLLS |mrigsby@leegov.com
2 205601 {Cape/Midpoint Plaza Reconstruction 3,049,178| 8,807,100 0 5} 0 0 0| [{] 3} 11.856,278] SURP. |Paul Wingard, 533-8545
Reconstruction of tol} plazas to modernize and reflect 1-way tolling DES/CST| DES/CSTH TOLLS |wingarpw@leegov.com
2 206064 [Colonial @ Metro Queue Jump 1,041,876 955 211 0 [3 0 0 0 0] 40,200,000 42,197,087) NEW |Sarah Clarke, 533-8718
Tolled grade separation DES/PM DES/PM| ROW/CST TOLLS |sclarke@leeqov.com
5 204054 [Colonial Boulevard/Six Mile to SR 82 (CST UNDERWAY) 2.65 9,052,800{ 20,898,770 i} 0 829,000 0 0 829,000 0 30,780,570§iF23/CITY/|Mike Rigsby, 533-8513
6L widening, plus interstate access improvements (inciudes $7,000,000 DES/ROW CST] LS TRIP/AV |mrigsby@leedov.com
from City of Fort Myers and $4.7 million in State TRIP funds)
2 205054 [Colonial Expressway 1854,744] 2,811,188 [} 0 0 0 0 0] 595,884,068 600,550,000pURP/NEWSarah Clarke, 533-8718
4 elevated express lanes, McGregor Blvd. to Metro Pkwy. PD&E/PM{ PD&E/PM ALL TOLLS leegov.com
2 205035 |Communications Plant Updates 175,155 209,844 0 0 0 0 0 0 900,000 1,284,899 GT Earl Salley, 533-9500
Installation of fiber optics from Billys Creek to downtown and RTMC DES/CST CST| CST sallever@leegov.com
35 204078 |CR 951 Extension PD&E (UNDERWAY) 15.00 § 5,939,181 662,674 0 0 0 0 [ 0 0 6,601,855] 1F25 [Don DeBerry, 533-8503
Study for new 4L, Immokalee Rd. (Collier Co.) to Alico Rd. PD&E/PM/| ROW| ddeberry@leeqov.com
GFRTF Loan Repayment - Principal {$2,800,000) ROW} 2,800,000 [ 2,800,000 IF25
GFRTF Loan Repayment - interest {2%) 1,165,553 Y 1.165.653
35 204097 |CR 951 Extension 11.50 § 22,500,000 off 1,000,000 0 0 0 0] 1,000,000 0 23,500,000 GT Don DeBerry, 533-8503
New 4L expressway, Bonita Beach Rd. to Alico Rd. ROW ROW ddeberry@ieegov.com
GFRTF Loan Repayment - Principal ($22,500,000) 1,000,000 0 0 0 0 0 0 1,000,000 IF25
GFRTF Loan Repayment - Interest (2%} 225.000|| 430,000] 430,000 430,000 430,000 430,000 2,150,000 2.375.000
All 206066 |Countywide Signal Retiming 209,590 645,810 0 100,000 200,000 0 0] 300,000 0 1,155500] FDOT |Earl Salley, 533-9500
Complete signal system retiming and timing updates CST CST| CST CST sallever@leegov.com
5 Daniels 6L/Chamberlin-Gateway 1.70 0 Of 5060,000] 4,500,000 0 0 0| 5,000,000 0 5,000,000] GT/LOAN jDon DeBerry, 533-8503
6L widening, Chamberlin Pkwy. to Gateway Blvd. DES CST ddeberry@leegov.com
GFRTF Loan Repayment - Principal ($4,500,000) 750,000 750,000 750,000 2,250,000 2,250,000 GT
GFRTF Loan Repayment - interest (2%) 90,000 75.000 60.000 225.000 225,000
4 205062 |Del Prado ROW 196 Of 3,999,804 0 i} 0 0] 3,988,804 0 4,000,000] [F5/IF22 {Don DeBerry, 533-8503
Reimbursement of land acquisition by Cape Coral south of SR 78 ROW ROW ddeberry@lesgoy.com
2 e-ARCS Replacement 0 0j 0 0 [§ 0 8,700,000 8,700,000 0 8,700,000] SURP. [Paul Wingard, 533-8545
Funds for complete replacement due to technology changes DES TOLLS |wingarpw@leeqgov.com
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SUMMARY OF MAJOR ROAD PROJECTS PROGRAMMED BY LEE COUNTY - FY 09/10 TO FY 13/14 (as adopted 9/17/09)

3 205067 |Estero Bivd. Improvements 6.00 563,920f 1,036,080} 300.000( 1,400,000 [ 0 [ 1,700,000 0 3,300,000 GT/TOWNJ}Rob Phelan, 533-8594
Phased improvements to County roadway in Town DES/PM| DES/PM DES CsT GRANT Jphelanrk@leegov.com
(PRELIMINARY EVALUATION COMPLETED, ROW SURVEY UNDER-
WAY, GRANT FUNDS IN 10 AND 11 FOR INTERIM IMPROVEMENTS
TO BE DETERMINED WITH TOWN, SIDEWALK IMPROVEMENTS
FUNDED SEPARATELY THROUGH BIKE-PED PROGRAM)
5 2050271 |Estero Parkway Extension (ST UNDERWAY) 0.70 | 28,896,549( 26,206,510 0 0 350,000 0 4 350,000 0 56,453,059} [F24/1F25 [Nicole Maxey, 985-1200
New 4L, Three Oaks Pkwy. to Ben Hill Griffin Pkwy., including ALL CSTI Ls
prelim. phases for 2L ext. from Ben Hill Griffin Pkwy. to Corkscrew Rd.
GFRTF Loan Repayment - Principal ($18,100,000) 3,600,000y 2,173,607 | 2,382.072] 2,432,072} 2,498,292 2.584,776| 12070.819 15,670,819} IF24
GFRTF Loan Repayment - interest (2%} 1,823,389 261,000] 217528 169,886 121,245 71.279 840,938 2,664,327
3 204083 |Gladiolus Widening (CST UNDERWAY) 2.30 5,883,481( 17,304,566) 0 0 150,000f 1,000,000 0| 1,150,000] 0 24,338,067} IF4/iF24/ [Mike Rigsby, 533-8513
4L Pine Ridge Rd. to Bass Rd., 6L Bass Rd. to Winkler Rd., plus 4L Bass ALL CST] LS LS GT/AV  |mrigsby@leegov.com
Rd. from Heaithpark to Gladiolus and A&W Bulb Rd. overlay/sidewalk
4 205721 |Hancock Bridge Pkwy. Ext. (CORRIDOR STUDY UNDERWAY) 1,033 318,966| 0 0 0 0 0f 0 64,580,000 64,899,998f 1F22 [Sarah Clarke, 533-8718
4L Extension, from US 41 tc Bus. 41. PRELIM PRELIM| ALL] sclarke@leegov.com
5 205063 {Homestead 4L/Sunrise-Alabama (DES UNDERWAY) 225 1,760,185 539,813|| 1,000,000f 3,400,000 o] 0 0 4,400,000f 15,810,000 22,509,998](F23/LOAN]Sarah Clarke, 533-8718
4L widening, south of Sunrise Blvd. to Alabama Rd. DES/PM| DES/PM ROW ROW ROWI/CST sclarke@leeqov.com
GFRTF Loan Repayment - Principal ($3,400,000) 4] 0 0 4] [ o] 0 o] IFz23
GFRTF Loan Repayment - Interest (2%) ] 0 0 68,000 68,000 68,000 204,000 204,000
2,3,5 | 205036 [I-75 Complimentary TS Deployment 39,900 1,160,100 0 [ 0 0 [8) 0 0 1,200,000] GT/CIGP |Eari Salley, 533-9500
ITS installation on County roads adjacent to interstate CST} DES/CST] salleyer@leegov.com
2 205088 |Luckett Rd 4L/Ortiz to I-75 (DES UNDERWAY WITH ORTIZ) 0.46 538,832 611,188 0 o 0 0 0| 0 5,854,000 7,004,000] 1F23/AV |Eyra Cash, 533-8562
4L widening ROW| ROW/PM) ROW/CST ecashi@leegov.com
1 205804 |Matlacha Pass Bridge Replacement 2,884,657 558,646] 200,000 0 0 0| 26,500,000 26,700,000 0 30,143,303] GT/F22 |Don DeBerry, 533-8503
(COUNTY EXPLORING BUILD/FINANCE OPTION AS MEANS DES/ROW| DES/PM MIT| CS8T] ddeberry@ieegov.com
TO ADVANCE CST)
5 205068 [Meadow Road Upgrade 1017 0 8 [§] 0 0 0 [ 0 7,750,000 7.750,000] [F23 |Don DeBerry, 533-8503
Reconstruct as reverse frontage road, Wallace Rd. to Naples Ave. ALL. ddeberry@leegav.com
2 North Airport Rd. Ext. 0.62 0 off 3.315.000 0 [ 0 0] 3,315,000 0 3,315,000 LOAN |Sarah Clarke, 533-8718
21 Extension, end of existing road to Metro Parkway ALL sclarke@leeqov.com
GFRTF Loan Repayment - Principal ($3,315,000) 0 0 500,000 500,000  500.000 500,000 2,000,000 2.000,000| IF23
GFRTF Loan Repayment - Interest (2%) 0 0 66,300 56,300 46,300 36,300 205,200 205,200
2 Ortiz 4L/Colonial-MLK 173 0 0f 0 0 0 0 [¢ 0] 11,041,000 11,041,000] [F23/AV [Eyra Cash, 533-8562
4L widening, Coloniai Bivd, to SR 82 (Dr. Martin Luther King, Jr. Blvd,) ALL scash(@leeqov.com
2 205056 {Ortiz 4L/Luckett-SR 80 1.33 5,311,598| 5,827,284 0| 1,300,000 0 0 0 1,300,000] 10,959,000 23.,397,882|IF23/LOA Eyra Cash, 533-8562
4L widening, Luckett Rd. to SR 80 (Palm Beach Bivd.) DES/ROW| DES/ROW ROW CST ecash@leeqov.com
GFRTF Loan Repayment - Principal ($1,300,000) 0 0 0 4] 0 0 0 0 IF23
GFRTF Loan Repayment - Interest (2%) 0 0 0 26,000 26,000 26,000 78,000 78,000
2 204072 |Ortiz 4L/MLK-Luckett 1.25 6,770,413 2.338,233 of 1,300,000 0 0 0| 1,300,000 9,953,000 20,370,646] iF23/AV |Eyra Cash, 533-8562
4L widening, SR 82 (Dr. Martin Luther King, Jr. Blvd.) to Luckett Rd. DES/ROW| DES/ROW ROW CST ecashi@leegov.com
GFRTF Loan Repayment - Principal (81.300,000) 0 0 0 [ 0 0 0 0 IF23
GFRTF Loan Repayment - Interest (2%) [ 0 0 26,000 26,000 26,000 78,000 78,000
1 208751 |Pinelsiand ITS 15,325 5,67 0 0 0 0 0| 0 389,000 410,000] PS/GT |Eari Salley, 533-9500
Fiber optic/[TS equipment installation along Pine [stand Road DES DES| CST |sallever@ieegov.com
2 204065 |Plantation Ext./idlewild to Colonial (CST UNDERWAY) 1.00 4,832,641| 4,045,689 0 0 0 0 0| 0 0 8,878,339| IF23/AV |mMike Rigsby, 533-8513
New 4L DES/ROW ALL] mrigsby@leegov.com
14 206068 [SeGo Impiementation 198,909} 1,052,63 0 o] 0 0 0) 0 0 1,251,547 | SURPLUS|Paul Wingard, 533-8545
New transponders and related readers, software upgrades C8T CST] TOLLS |wingarpw®@leegov.com
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SUMMARY OF MAJOR ROAD PROJECTS PROGRAMMED BY LEE COUNTY - FY 09/10 TO FY 13714 (as adopted 9/17/09)

2 204604 |[Six Mile Cypress Pkwy 4L 2.30 1,032,835 533,273| 7,500,000 0 0 0 0] 7.500,000] 1,500,000 10,566, 108JARRA/IF23Mike Rigsby, 533-8513
N. of Daniels Pkwy. to S. of Winkler Ext, DES/PM| DES/PM[| CST/CE! LS TRIP/AV Imrigsb g
235 | 206007 [Summerlin/Boyscout-Cypress Lake (CST UNDERWAY) 2.60 {11,776,675} 27,005,861 0 0 0 0 0] 0 0 38.782,636] IF23/AV [Sarah Clarke, 533-8718
6L widening, including overpass at College Parkway ALL ALL
5 204053 [Three Oaks Parkway Extension Narth 3.50 5,403,791} 6,940,630 0 0 0 0 0] 0} 35.036,883 47,381,304] IF24
New 4L, N. of Alico Rd. {o Daniels Pkwy. DES/ROW| DES/ROW ROW/CST
5 204081 |Three Oaks Parkway Widening (CST UNDERWAY) 4.60 }25061.411] 3,534.422 0 0 0 0 0] 0 0 28,595,833| IF24/GT/
4L widening, Corkscrew Rd. to Alico Rd. ALL ALY AV
GFRTF Loan Repayment - Principal ($5,500,000) 1,375,000 1,375,000| 1.375.000] 1.375,000 0 4 0 2,750,000 5,500.000 GT
GFRTF Loan Repayment - Interest (5%) 275000 206,250 55,000 27,500 0 0 0 82.500 563,750
1.4 205039 |VES 1,587,196 1,175,656| o} 0 [} 0 0f 0 0 2,762,852 SURPLUS]Paul Wingard, 533-8545
Implementation of Vehicle Enforcement System at toll bridges CsT CST TOLLS Jwingarpw@leegov.com
14 Veterans/Santa Barbara Overpass 0 of 2,250,000 0 4} [ [} 2.250,000] 30,000,000 32,250,000 SURPLUS|Sarah Clarke, 479-8718
Grade separation at intersection DES CST TOLLS |sclarke leeqov.com
TOTAL 85.16 $86,489.804 $936.806.951 $1.354,658,722

NOTE: Budget figures represent estimates for programming purposes. All dollar figures are subject to adjustment. Program year represents when funds are available, not necessarily when phase started or completed.
Totals exclude deleted (shaded) projects.

KEY (PHASES): PRELIM = Prefiminary Study: PD&E = Project Development & Environmental Study; DES = Design; ROW = Right-of-Way Acquisition; CST = Construction; CE! = Canstruction Engineering Inspection: PM = Project Management; LS = Landscaping:

MIT = Mitigation '
KEY (FUNDS): IF23 = Road Impact Fees from District 23; GT = Local Option Gas Taxes: CITY = City funds; PS = Public Safety funds; FDOT = Florida Dept. of Transportation; AV = Ad Valorem
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APPENDIX C

LEE COUNTY MPO
2030 ILRTP HIGHWAY ELEMENT MAP
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APPENDIX D

GROWTH RATE CALCULATIONS




Historic Traffic Counts

1999 2005 2006 2007 2008
Treeline Ave Growth Rate (N of Alico Road)
Treeline Ave. N Daniels Pkwy. 7200 5100 5600
S of Daniels Pkwy. 2200 10400 28700 27600 23500
N of Midfield Terminal 16200 27100 27700 25500
BHG S of Midfield Terminal 19000 20900 23700 24000
Total 2200 45600 83900 84100 78600
BHG Pkwy Growth Rate (S of Alico Road)
BHG S of Alico Road 2800 20300 26800 21200
N of Corkscrew Road 2800 17200 20500 26200 20300
Total 5600 17200 40800 53000 41500
Alico Road Growth Rate (US 41 to I-75)
Alico Road  E of US 41 15100 18900 21200 18100
E of Lee Road 13900 22600 22900 20100
W of I-75 16300 28300
Total 45300 0 41500 44100 66500
Three Oaks Parkway Growth Rate (Corkscrew Road to Alico Road)
Three Oaks P N of Corkscrew Road 5600 12900 15100 18000
S of Alico Road 5700 7200 9400 39900
Total 11300 20100 24500 27900
I-75 Growth Rate (Corkscrew Road to Daniels Parkway)
1-75 S of Alico Road 59000 76000 78000 72000 71000
S of Daniels Parkway 70000 86000 83000 79000 66500
Total 129000 162000 161000 151000 137500

_Growth Rate
1999 - 2008

n/a

2.03%
4.18%
8.32%

4.36%

15.71%
7.14%

11.96%

2.08%
-0.57%

0.71%



Exhibit IV.B.2.a
Sanitary Sewer

The Florida Gulf Coast Technology & Research Park Comprehensive Plan
Amendment property is located within Lee County Ultilities franchise service area
for wastewater treatment. The off-site wastewater treatment will be provided by
the City of Fort Myers South Wastewater Treatment Plant.

Current and Projected LOS Standard

According to the Lee County Utilities’ availability to serve the project, the current
Level of Service (LOS) is determined as adequate. The adopted LOS standard
for facilities serving the site is 100 gallons per day (GPD) per person, which is the
standard to be applied to this project. The projected 2030 LOS under the
existing land use designation and proposed land use designation shall both be at
an adequate level. In addition, per the 2009 Lee County Concurrency Report, the
provided flow data and capacity information of the Lee County Ultilities
Wastewater Treatment Facilities indicated that there was no apparent
concurrency level of service problems anticipated for the year 2009 and beyond.

Projected Wastewater Flow and Methodology

Outlined below are the projected wastewater flows and treatment requirements
for anticipated demands under the existing land use designation and the
proposed land use designation.

Wastewater Flow Projections Year 2030)
Total Off-Site
Wastewater Wastewater
Phase/Land Use Generation (MGD) Treatment (MGD)

Existing FLUM

(Tradeport)

Industrial (650,000 s.f.) | 0.03 (Industrial)

Office (100,000 s.f.) 0.045 (Office) 0.08
Proposed FLUM

Retail (700,000 s.f.) 0.21 (Retail)

Hotel (240 rooms) 0.072 (Hotel) 0.28

Wastewater flow projections were developed based upon a project build-out and
land uses for the existing and proposed land use designations. The table below
summarizes the individual demand rates that were used based upon the Lee
County Utilities Operation Manual and F.A.C. Chapter 64E-6.
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Wastewater Demand

Persons per Average Daily Peak Hour

Land Use Land Use Unit Flow (GPD) Flow (GPM) *
Peak Factor
=3.0
Existing FLUM
(Tradeport)
846 Employees

15 GPD per (Assume 40% of

Employee employees per 8-

per 8-hour hour shit & (2) 8-
Industrial shift hour shifts per day) 10,152 21.2

15 GPD per
Office 100 S.F. 100,000 S.F. 15,000 31.2
TOTALS 25,152 52.4
Proposed
FLUM

0.1 GPD per
Retail S.F. 700,000 S.F. 70,000 145.8

1.00 persons

per room/

100 GPD per
Hotel Rooms person 240 rooms 24,000 50.0
TOTALS 94,000 195.8

* Peak Hour Flow = (Average Daily Flow/1440) * Peak Factor
Assumptions

Water Demand = 100 G.P.D. per person

Hotel Rooms = 100 G.P.D. per room

Retail = 15 G.P.D. per S.F.

Office = 15 G.P.D. per 15 S.F.

Industrial = 15 G.P.D. per employee per 8-hour shift

Peak Factor = 3.0 (Lee County Utilities Operation Manual, Sanitary Sewer Systems, Section 6)
for Total ADF between 0.05 to 0.25 MGD

Sources

Lee County Utilities Operations Manual, February 2000

Florida Adminstrative Code FAC 64E-6.008, Table 1

Existing Infrastructure

According to Lee County Utilities records, there is an existing 10” sanitary sewer
force main along the eastern side of Ben Hill Griffin Parkway, extending north
from the intersection with Alico Road and located within the public Right-of-Way.
At the northeast quadrant of the intersection of Alico Road and Ben Hill Griffin
Parkway, the 10" PVC force main connects to a 12" PVC force main and then
becomes a 14” HDPE force main extending south along the east side of Ben Hill
Griffin Parkway. It is anticipated that the proposed project will connect to this
force main via on-site sewer lift station (s) in order to provide transmission of the
projected wastewater flow to the wastewater treatment facility. An on-site gravity
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sewer system will also be installed to carry the wastewater flow to the on-site lift
station (s). At the time of development order review, a detailed hydraulic analysis
of the project’s proposed lift station (s) connection to the Lee County Utilities’
force main system shall be conducted to ensure no adverse impacts occur.

Service Availability Confirmation

A letter has been sent to Lee County Utilities requesting confirmation of their
ability to provide wastewater treatment for this project. A copy of the information
sent to Lee County Ultilities is provided within this section.
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Exhibit IV.B.2.b
Potable Water

The Florida Gulf Coast Technology & Research Park Comprehensive Plan
Amendment property is located within Lee County Utilities franchise service area
for potable water supply. The supply of potable water service will be provided
through Lee County Utilities’ Corkscrew Water Treatment Plant.

Current LOS Standard

According to the Lee County Utilities” availability to serve the project, the current
Level of Service (LOS) is determined as adequate. The adopted LOS standard
for facilities serving the site is 100 gallons per day (GPD) per person, which is the
standard to be applied to this project. The projected 2030 LOS under the
existing land use designation and proposed land use designation shall both be at
an adequate level. In addition, per the 2009 Lee County Concurrency Report,
the provided flow data and capacity information of the Lee County Utilities Water
Treatment Facilities indicated that there was no apparent concurrency level of
service problems anticipated for the year 2009 and beyond.

Projected Potable Water Demands and Methodology

Outlined below are the projected wastewater flows and treatment requirements
for anticipated demands under the existing land use designation and the
proposed land use designation.

Potable Water Demand

Total Water
Demand (MGD)

Potable Water Demand

Phase/Land Use (MGD)

Existing FLUM

(Tradeport)

Industrial (650,000 s.f.) 0.025 (Iindustrial)

Office (100,000 s.f.) 0.0375 (Office) 0.06
Proposed FLUM

Retail (700,000 s.f) 0.17 (Retail)

Hotel (240 rooms) 0.06 {(Hotel) 0.23

Potable water demand projections were developed based upon a project build-
out and proposed land uses for the existing and proposed land use designation.
The table below summarizes the individual demand rates that were used based
upon the Lee County Utilities Operation Manual and F.A.C. Chapter 64E-6.
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Potable Water Demand

Persons per Average Daily Peak Hour Flow*
Land Use Land Use Unit Flow (GPD) (GPM)
Peak Factor =
2.5
Existing FLUM
(Tradeport)
846 Employees
(Assume 40%
of employees
156 GPD per per 8-hour shit
Employee per | & (2) 8- hour
Industrial 8-hour shift shifts per day) 10,152 17.6
15 GPD per
Office 100 S.F. 100,000 S.F. 15,000 26.0
TOTALS 25,152 43.6
Proposed
FLUM
0.1 GPD per
Retail S.F. 700,000 S.F. 70,000 121.5
1.00 persons
per room/ 100
GPD per
Hotel Rooms person 240 rooms 24,000 41.7
TOTALS 94,000 163.2

* Peak Hour Flow = (Average Daily Flow/1440) * Peak Factor

Assumptions

Water Demand = 100 G.P.D. per person

Hotel Rooms = 100 G.P.D. per room

Retail = 15 G.P.D. per S.F.

Office = 15 G.P.D. per 100 S.F.

Industrial = 15 G.P.D. per employee per 8-hour shift

Peak Factor = 2.5 (Lee County Utilities Operation Manual, Water Systems, Section 5)

Sources
Lee County Utilities Operations Manual, February 2000
Florida Administrative Code FAC 64E-6.008, Table 1

Existing Infrastructure

According to Lee County Utilities records, there is an existing 36" Ductile Iron
(D.l.) water main along the north side of Alico Road within the public Right-of-
Way adjacent to this project’s property line. There is also an existing 16" D.1.
water main which connects to the existing 36” D.l. water main at the northwest
quadrant of the intersection of Alico Road and Ben Hill Griffin Parkway. This 16”
D.l. water main extends north along the west side of Ben Hill Griffin Parkway
within the public Right-of-Way. It is anticipated that the proposed project will
connect to either or both of these water mains via on-site water mains in order to
provide potable water supply to the proposed users. At the time of development
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order review, a detailed analysis of the project’s on-site water main system and
connection to the Lee County Utilities' system shall be conducted to ensure
proper sizing of the on-site water mains to supply the needed demand. The
current capacity of the Corkscrew Water Treatment Plant is 15 MGD.

Service Availability Confirmation

A letter has been sent to Lee County Utilities requesting confirmation of their
ability to provide potable water supply for this project. A copy of the information
sent to Lee County Utilities is provided within this section.

Availability of Reclaimed Water for Supply for Irrigation

The availability of reclaimed water was investigated as part of the water use
permit application/review process for the overall project site, which included the
property outlined in this Lee Plan Amendment application. Reclaimed water is
not currently available to the site. The Limiting Conditions 22 and 25 of the water
use permit (Permit No. 36-05714-W) require the permittee to continue
investigating the availability of reclaimed water. Should reclaimed water become
available, the water use permit shall be modified accordingly.

Water Conservation Measures

For the purpose of potable water conservation, the project shall utilize low water
use plumbing fixtures and other water conserving devices. Actual reductions in
usage will vary depending on type and manufacturer of the fixtures and devices.

For the purpose of non-potable water conservation, the project shall utilize
xeriscape principles and drought tolerant plants within the landscaping design of
open areas.
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Exhibit IV.B.2.c
Surface Water/Drainage Basins

The Florida Gulf Coast Technology & Research Park Comprehensive Plan
Amendment property is located within the Six Mile Cypress Watershed. This
watershed encompasses approximately 55 square miles and is relatively flat,
sloping west and southwest from an elevation of 25 NGVD to an elevation of 15
NGVD with an average slope of 1.4 feet per mile or 0.03 percent.

The watershed is bounded on the north by State Road 82, on the south by Alico
Road, on the east by Gunnery Road and the “Six Mile Ordinance” boundary, and
on the wets by the Six Mile Cypress Parkway. There are eleven (11) sub-
watersheds within the Six Mile Cypress Watershed. The majority of the sub-
watersheds drain into the Six Mile Slough prior to outfall into the Ten Mile Canal.
The Briarcliff and Alico sub-watersheds bypass the Slough and outfall directly
into the Ten Mile Canal. The Florida Gulf Coast Technology & Research Park
Comprehensive Plan Amendment property lies specifically within the Alico sub-
watershed. The Alico sub-watershed is the southernmost basin within the Six
Mile Watershed and discharges directly to the Ten Mile Canal via mostly
roadside ditches and channels. Most of the Florida Gulf Coast Technology &
Research Park DRI property also lies within the Alico sub-watershed, with the
northwest portion located in the Jetport sub-watershed, which contributes to the
Briarcliff sub-watershed.

Current and Projected LOS Standard

The current Level of Service (LOS) is identified as the 25 year, 3-day storm
event, which defines that the existing surface water management system in the
unincorporated areas of the County will be sufficient to prevent the flooding of
designated evacuation routes from the 25 year, 3-day storm event for more than
24 hours. The adopted LOS standard for surface water management is the 25
year, 3-day storm event, which is also applied to the Florida Gulf Coast
Technology & Research Park Comprehensive Plan Amendment property. The
projected 2030 LOS under the existing land use designation and proposed land
use designation shall both be at an adequate level, utilizing the 25 year, 3-day
storm event criteria in the design of the proposed surface water management
infrastructure. In addition, the subject property is included in an existing
approved conceptual Environmental Resource Permit from South Florida Water
Management District in which the details of the backbone water management
system has been established. Considering the approved permit, the subject
property is considered concurrent with the LOS standards set forth in The Lee

Plan.

Existing Conditions/Infrastructure
The subject Comprehensive Plan Amendment property is vacant, unimproved
land with a combination of wetland and upland vegetative communities. Please
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refer to Section IV.C for a detailed discussion on the FLUCFCS communities
within the project site. The existing surface water flow direction is generally from
northeast to the south and west. within the subject property. There is a roadside
ditch along the north site of Alico Road which conveys surface water flow to the
west through an existing box culvert under the intersection with Ben Hill Griffin
Parkway and ultimately to the Ten Mile Canal. There are also multiple culverts
under Ben Hill Griffin Parkway, north of Alico Road, which convey storm water
flow from eastern lands to the west.

Overview of Proposed Surface Water Management Conditions

The subject Comprehensive Plan Amendment property is part of a larger DRI
project which is encompassed by an approved conceptual South Florida Water
Management Environmental Resource Permit No. 36-05238-P. The approved
permit established control elevations using data obtained from onsite
hydrobiological indicator elevations, and surrounding control elevations. This
Comprehensive Plan Amendment property is located within basins 3 (B-3) and 4
(B-4) of the approved permit. The water management system will utilize a system
of lakes for water quality treatment and flood attenuation. Discharges from the
water management system will be regulated by a series of water control
structures. The control structures will provide the required water quality treatment
volume and be sized to limit discharge runoff at a rate not to exceed the
allowable discharge rate of 37 cubic feet per second per square mile (CSM)
specified by Lee County for the Six Mile Cypress Watershed. Control structures
will also be utilized to maintain water levels in the detention facilities to maintain
or restore the hydroperiod in the adjacent wetlands and flow-ways. Since the
subject Comprehensive Plan Amendment property is part of an existing permit
approval from South Florida Water Management District and complies with
chapters 17-3, 17-40 and 17-302 of the Florida Statutes and Rule 40E-4 of the
Florida Administrative Code, this site is considered concurrent with the Level of
Service Standards set forth in The Lee Plan.
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Exhibit IV.B.2.d and e
Existing and Future Conditions Analysis

Parks, Recreation and Open Space

Policy 95.1.3

The Proposed amendment to the Tradeport Land Use Category will not
impact existing or future conditions related to Parks, Recreation or Open
Space. Lee County does not assess impact fees for commercial
development for those facilities, but does apply impact fees for residential
uses in these categories. No residential land uses are permitted within the

Tradeport Land Use Category.

Public Schools

The proposed amendment only proposes to permit additional commercial
uses in the Tradeport Future Land Use Category. No residences or schools
are permitted in the Lee Plan Land Use Category; therefore no impacts to
existing and future conditions will result from the proposed amendment.
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Givil Engineers o Land Surveyors ¢ Planners ¢ Landscape Architects

December 29, 2009

Captain James C. Nygaard, MBA
Lee County Sheriffs Office
Administration Bureau

14750 Six Mile Cypress Parkway
Fort Myers, FL 33912

Re:  Florida Gulf Coast Technology & Research Park: Lee Plan Amendment
STRAP #s 01-46-25-00-00001.0020, 02-46-25-00-00001,0050, 02-46-25-00-00001.005A
and 02-46-25-00-00001.0080
Request for Letter of Service Availability

Captain Nygaard:

As part of Florida Gulf Coast Technology & Research Park project, the applicant is pursuing
a Lee County Comprehensive Plan Amendment for a portion (107 acres) of the DRI site. Per
the application requirements for the Comprehensive Plan Amendment., the applicant must
obtain a letter from the support facilities provider for law enforcement services outlining the
availability to serve the proposed project. Specifically, the letter needs to address the
following:

1. Description of existing support facilities and any proposed facilities.

2. Estimated response times.

The proposed Comprehensive Plan Amendment requests to amend the Tradeport future Jand
use designation to permit community and regional commercial development in addition to the
corner-store commercial presently allowed, with a maximum of 700,000 square feet for the
107 +/- acre site.

Also attached with this letter are the following:

1. General Location Map

Please review the provided information to assist with providing a service availability letter for
this Comprehensive Plan Amendment application. If you have any questions or need

additional items, please call our office.
Sincerely,
p s
lizabeth”A. Fountain, P.E,

Vice President / Project Manager

ce. Bill Murray, Benderson Development Company

GM fil
Q. Grady Minor éi XSsocialcs, PA. Ph. 239-690-4380 ¢ Ix.: 239-768-0291
11940 Fairway Lakes Drive, Suite 6 FB 0005151 » LB 0005151 » LG 26000266

Fort Myersl: PliS39T8GCTRPDRI04 DALEE PLAN AMENDMENT\Lee Plan Amendment LTR of Service Availabilty to Lee County $horiffgradyminor.com
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Givil Iingineers ¢ Land Surveyors ¢ Planners e Landscape Architects

December 29, 2009

Mr., Thomas M. Beard

Fire Marshal

San Carlos Park Fire Protection and Rescue Service District
19591 Ben Hill Griffin Parkway

Fort Myers, FL 33913

Re:  Florida Gulf Coast Technology & Research Park: Lee Plan Amendment
STRAP #s 01-46-25-00-00001.0020, 02-46-25-00-00001.0050, 02-46-25-00-00001.005A
and 02-46-25-00-00001.0080
Request for Letter of Service Availability

Mr. Beard:

As part of Florida Gulf Coast Technology & Research Park project, the applicant is pursuing
a Lee County Comprehensive Plan Amendment for a portion (107 acres) of the DRI site. Per
the application requirements for the Comprehensive Plan Amendment., the applicant must
obtain a letter from the support facilities provider for fire protection and emergency services
outlining the availability to serve the proposed project. Specifically, the letter needs to
address the following;:

1. Description of existing support facilities and any proposed facilities.

2. Estimated response times.

3. Description of Emergency medial service provisions.

The proposed Comprehensive Plan Amendment requests to amend the Tradeport future land
use designation to permit community and regional commercial development in addition to the

corner-store commetrcial presently allowed, with a maximum of 700,000 square feet for the
107 +/- acre site.

Also attached with this letter are the following:

1. General Location Map
Please review the provided information to assist with providing a service availability letter for
this Comprehensive Plan Amendment application. If you have any questions or need

additional items, please call our office.

Sincerely,

G
~BlizabetheX. Fountain, P.E.

Vice President / Project Manager

ce. Bill Murtray, Benderson Development Company

0. Grady MinS'd"Rssociates, PA. Ph. 239-690-4380 * Fx.: 239-768-0201
11940 I"airway Lakes Drive, Sulle 6 5B 0005151 o LB 0005151 » LG 26000266
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GradyMinor

Givil Engineers e Land Surveyors e Planners e Landscape Architects

December 29, 2009

Ms. Melissa Bibeau

Utilities’ Engineering Technician
Lee County Utilities

1500 Monroe Street, 3 Floor
Fort Myers, FL, 33901

Re:  Florida Gulf Coast Technology & Research Park: Lee Plan Amendment
STRAP #s 01-46-25-00-00001.0020, 02-46-25-00-00001.0050, 02-46-25-00-00001.005A
and 02-46-25-00-00001.0080: Request for Letter of Availability

Ms.Bibeau:

As part of Florida Gulf Coast Technology & Research Park project, the applicant is pursning
a Lee County Comprehensive Plan Amendment for a portion (107 acres) of the DRI site. Per
the application requirements for the Comprehensive Plan Amendment., the applicant must
obtain a letter from the utility service provider for potable water service and wastewater
treatment outlining the availability to serve the proposed project’s demands. The letter also
needs to address the following:

1. Existing infrastructure, if any, in the immediate area with the potential to serve the
subject property.

2. Improvements/expansions curtently programmed in the 5 year CIP, 6-10 year CIP, and
long range improvements,

The proposed Comprehensive Plan. Amendment requests to amend the Tradeport future land
use designation to permit community and regional commercial development in addition to the
corner-store commercial presently allowed, with a maximum of 700,000 square feet for the
107 +/--acre-site. Outlined below are the potable water and wastewater treatment demands
pet the existing FLUM designation and the proposed FI.LUM designation.

Potable Water
Demand
Potable Water Total Water
Phase/Land Use Demand (MGD) Demand (MGD)
Existing FLUM
(Tradeport)
Industrial (550,000 s.1.) 0.025 (Industrial)
Office (100,000 s.f) 0.0375 (Office) 0.06
Proposed FLUM
Retail (700,000 s.f.) 0.17 (Retail)
Hotel (240 rooms) 0.06 (Hotel) 0.23
Q. Grady Minor & Associates; PA. Ph. 239-890-4380 s I'x.: 239-768-029
[ 1940 Fairway LaKes Drive, Suite 6 BB 00051671 » LB000S151 « LC26000266

Fort Myers, FL. 33913

wiwv.gradyminor.con




Ms. Melissa Bibeau
Lee County Utilities

Re: Florida Gulf Coast Technology & Research Park Comprehensive Plan Amendment

December 29, 2009
Page 2
Average
Daily Flow || Peak Hour Flow
Land Use Persons per Land Use Unit (GPD) (GPM)
Existing FLUM
(Tradeport)
846 Employees
{Assume 40% of
employces per 8-hour
15 GPD per Employee shit & (2) 8- hour
Industrial per 8-hour shift shifts per day) 10,152 17.6
Office 15:GPD per 100 S.F, 100,000 S.F. 15,000 26.0
TOTALS 25,152 43.67
Proposed FLUM ‘
Retail 0,1 GPD per S.T. 700,000 S.F. 70,000 121.5
1.00 persons per room/
Hotel Rooms 100 GPD per person 240 rooms 24,000 417
TOTALS 94,000 163:19

Assumptions
Water Demand =

Hotel Rooms =
Retail =

Office =
Industrial =

Sources

100 G.P.D, per person
100 G.P.D. per room
15 G.P.D.per S.F.

15 G.P.D. per 100 S,F,

15 G.P.D. per-employee per 8-hour shift
Peak Factor = 2.5 (Lee County Utilities Operation Manual; Water Systems, Section 5)

Lee County Utilities Operations Manual, February 2000
Florida Administrative Code FAC 64E-6.008, Table |

Wastewater
Flow Projections
Wastewater Total Off-Site
Generation Wastewater
Phase/Land Use (MGD) Treatment (MGD)
Existing FLUM
(Tradeport)
Industrial (550,000 s.f.) 0.03 (Industrial)
Office (100,000 s.F) 0,045 (Office) 0.08
Proposed FLUM
Retail (700,000 s.f.) 0.21 (Retail)
Hotel (240 rooms) 0.072 (Hotel) 0.28

The assuniptions used to project the wastewater demands are the same as used to project the
potable water demands, However, the peak factor used to project the peak hour flow is 3.0
pet the Lee County Utilities Operations Manual, Sanitary Sewer Systems, Section 6 for a total

I\proj:eng\F\FGECTREDRNG4 DPALCU\Lee Plan Amendment_LTR of Servite-Availabilty to:LCU-12.14.09.doc




Ms. Melissa Bibeau
Lee County Utilities
Re: Flovida Gulf Coast Technology & Research Park Comprehensive Plan Amendment

December 29, 2009
Page 3

ADF between 0.05 to 0.25 MGD.
Also attached with this letter are the following:

1. Lee County Utilities Request for Letter of Availability Form; and
2. General Location Map

Please review the provided information to assist with providing a service availability letter for
this Comprehensive Plan Amendment application.

If you have any questions or need additional items, please call our office.

Sincerely,

4 {Cfég
izabethX, Fountain, P.E,

Vice President / Project Manager

ce. Bill Murray, Benderson Development Company
GM file

Liproj-eng\FGCTRPDRIV4 DPLCIN 2e Plan Amendment, TR of Service Ayailabilty to LCU 12.14.09.doc




=l LEE COUNTY

LEE COUNTY UTILITIES
REQUEST FOR LETTERS OF AVAILABILITY

DATE: DECEMBER 29, 2009

To: Melissa Bibeau FROM: ELIZABETH FOUNTAIN

Utilities’ Engineering Technician
g & FIRM: GRADYMINOR

ADDRESS: 11940 FAIRWAY LAKES DRIVE

ADDRESS: SUITE# 6, -

PHONE#: (239)690-4380 FAX: (239)768-0291

E-MAIL ADDRESS: EFOUNTAIN@GRADYMINOR

PROJECT NAME: FLORIDA GULF COAST TECHNOLOGY & RESEARCH PARK DRI

PROJECT ID (iF APPLICABLE):

STRAP #: 01-46-25-00-00001.0020, 02-46-25-00-00001.0054,

LOCATION/SITE ADDRESS: NE CORNER OF ALICO ROAD AND BEN HILL GRIFFIN PARKWAY

PURPOSE OF LETTER:

[ ] DEVELOPMENT ORDER SUBMITTAL [] FINANCING "] EFFLUENT REUSE

[] PERMITTING OF SURFACE WATER MANAGEMENT (SOUTH FLORIDA WATER MANAGEMENT DISTRICT)
IX] OTHER: (PLEASE SPECIFY) LEE PLAN AMENDMENT

PLANNED USE:

COMMERCIAL [X] INDUSTRIAL [] RESIDENTIAL - ((_JSINGLE-FAMILY [_| MULTI-FAMILY)
[] OTHER: (PLEASE SPECIFY) ______

PLANNED # OF UNITS/BUILDINGS: TBD

TOTAL SQUARE FOOTAGE (COMMERCIAL/INDUSTRIAL)TTH

AVERAGE ESTIMATED DATLY FLOW (GPD): 94,0006PD ([X] WATER [X] WASTE-WATER [_| REUSE)
PLEASE SHOW CALCULATION USED TO DETERMINE AVERAGE ESTIMATED DAILY FLOW (GPD) PER CRITERIA

SET FORTH IN LEE COUNTY UTILITIES OPERATIONS MANUAL, SECTION 5.2: PLEASE SEE ATTACHED

Calculations.

Please e-mail the completed form to bibeaumb@]leegov.com . If you are unable to e-mail the completed
form, please fax to (239)479-8709. If you should have any questions or require assistance, please feel
free to call our office at (239)479-8525.

I:\proj-eng\F\FGCTRPDRI\04 DPA\LCU\02 - Request for Letter of Availability - Form for Lee Plan Amendment.doc
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I'V. Amendment Support Documentation

Section C - Environmental Impacts
Section D — Impacts on Historical Resources

January 2010
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Florida Gulf Coast Technology and Research Park

Comp Plan Amendment

C. ENVIRONMENTAL IMPACTS

1. A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS).

Please see the attached FLUCFCS Map with Aerial (EXHIBIT IV.C.1) for
community locations. The vegetation communities on site were mapped
according to the Florida Land Use, Cover and Forms Classification System
(FLUCFCS) (Florida Department of Transportation, 1999). The FLUCFCS lines
and wetland boundary line work were received from QGM as noted on the
attached maps. In the Florida Gulf Coast Technology and Research Park DRI
Application, it was noted that the wetland boundaries were field delineated by
Passarella and Associates and subsequently formally verified and approved by the
South Florida Water Management District in 2003. Subsequently, Wilson Miller
staff verified habitat quality and FLUCFCS designations for the property in
January 2004.

Boylan staff conducted a follow-up site inspection in December 2009 to field
verify habitat quality and vegetation designations for the property using the
Florida Land Use, Cover and Forms Classification System (FLUCFCS) (Florida
Department of Transportation, 1999) and modifiers listed below. The mapping is
superimposed on 2008 digital aerial photographs. Acreages were approximated
using AutoCAD (2008 version).

The vegetation communities on the property are primarily composed of Pasture
land, Pine Flatwoods, Hydric Pine Flatwoods, Cypress Wetlands and Exotic
Wetland Hardwoods. These community types are not unusual, rare or unique and
can commonly be found throughout the region. Exotic vegetation was found
throughout the site in various densities. FLUCFCS code modifiers are used to
indicate the approximate extent of melaleuca (Melaleuca quinquenervia) and/or
Brazilian pepper (Schinus terebinthifolius) in the canopy and understory. The
following suffixes were used to indicate approximate percentage of exotic species
for each area mapped.

El = Exotics 10-24%
E2 = Exotics 25-49%
E3 = Exotics 50-75%
E4 = Exotics >75%

Areas mapped with greater than 85% coverage of exotics were mapped according
to the specific FLUCFCS description for either Melaleuca (Melaleuca
quinguenervia) FLUCFCS 424 or Brazilian pepper (Schinus terebinthifolius)
FLUCFCS 422. For the exotic communities that are considered wetlands, the
following modifier was used:

Boylan Environmental Consultants, Inc.



Florida Gulf Coast Technology and Research Park

Comp Plan Amendment

M = melaleuca (Melaleuca quinquenervia)
P = Brazilian pepper (Schinus terebinthifolius)

The following is a discussion of the existing land uses and vegetative associations
found on site. The following table summarizes the FLUCFCS communities

discussed below.

411  Pine Flatwoods (40.10+ ac.)

This upland habitat type occupies 40.01+ acres of the property. Canopy vegetation is
slash pine (Pinus elliottii), Cabbage Palm (Sabal palmetto), with various amounts of
Brazilian pepper (Schinus terebinthifolius) and Melaleuca (Melaleuca quinquenervia).
Sub-canopy includes Brazilian pepper (Schinus terebinthifolius), scattered Dahoon holly
(Ilex cassine), ear leaf acacia (Acacia auriculiformis), and java plum (Syzygium cumini).
Ground cover includes saw palmetto (Serenoa repens), myrsine (Rapanea puctata), wax
myrtle (Myrica cerifera), saltbush (Atriplex pentandra), buckthorn (Bumelia reclinata),
Caesar weed (Urena lobata), Chocolate weed (Melochia corchorifolia), foxtail (Setaria
italica), and dog fennel (Eupatorium capillifolium). Vines include Virginia creeper
(Parthenocissus quinquefolia), poison ivy (Toxicodendron radicans), love vine (Cassytha
Siliformis), catbrier (Smilax spp.) and grapevine (Vitis rotundifolia).

514 Ditch (4.18+ ac.)

This habitat type occupies approximately 4.18+ acres of the property. These areas
describe linear surface waters such as man-made ditches and swales. Vegetation found in
these areas include duckweed (Lemna trinervis), torpedo grass (Panicum repens),
primrose willow (Ludwigia spp.), and cattails (Typha domingensis).

619M Exotic Wetland Hardwoods (40.42+ ac.)

This wetland habitat type occupies approximately 40.42+ acres of the property. The
canopy is dominated by melaleuca (Melaleuca quinquenervia) with associated hydric
soils. Other vegetation noted includes cabbage palm (Sabal palmetto), yellow-eyed grass
(Xyris spp.), Climbing hemp weed (Mikania scandens), wax myrtle (Myrica cerifera),
saltbush (Atriplex pentandra), spade leaf (Centella asiatica), beak rush (Rhynchospora
spp.), frog fruit (Phyla nodiflora). The ground cover is sparse due to the dense coverage
of exotics.

621  Cypress (1.48+ ac.)

This wetland habitat type occupies approximately 1.48+ acres of the property. The
canopy is dominated by bald cypress (Taxodium spp.). The sub-canopy contains cypress
(Taxodium spp.), Laurel oak (Quercus laurifolia), swamp bay (Persea palustris), dahoon
holly (Ilex cassine), cabbage palm (Sabal palmetto), wax myrtle (Myrica cerifera),
Carolina willow (Salix caroliniana), and pop ash (Osmanthus americanus) with various
amounts of Brazilian pepper (Schinus terebinthifolius) and Melaleuca (Melaleuca
quinquenervia). The ground cover includes swamp fern (Blechnum serrulatum), royal
fern (Osmunda regalis), arrowhead (Sagittaria spp.), fire flag (Thalia geniculata),
pickerelweed (Pontederia cordata), buttonbush (Cephalanthus occidentalis), saw grass

Boylan Environmental Consultants, Inc.



Florida Gulf Coast Technology and Research Park
Comp Plan Amendment

(Cladium jamaicense), and maidencane (Panicum hemitomon). Other vegetation noted
includes water-hyssop (Bacopa caroliniana), torpedo grass (Panicum repens), Rosy-
camphor weed (Pluchea rosea), Climbing hemp vine (Mikania scandens), Penny-wort
(Hydrocotyle umbellata), musky mint (Hyptis alata), frog-fruit (Phyla nodiflora), spike
rush (Eleocharis spp.), smartweed (Polygonum punctatum), day flower (Commelina
diffusa), and beak rush (Rhynchospora spp.).

Various epiphytes including Wild pines (Tillandsia spp.), golden polypody (Phlebodium
aureum), shoestring fern (Vittaria lineate), and Florida butterfly orchid (Encyclia
tampensis) were also observed in these communities.

624  Cypress-Pine-Cabbage Palm (7.10+ ac.)

This wetland habitat type occupies approximately 7.10+ acres of the property. The
canopy contains slash pine (Pinus elliottii), cypress (Taxodium spp.), and cabbage palm
(Sabal palmetto). The sub-canopy contains cypress (Taxodium spp.), dahoon holly (Tlex
cassine), cabbage palm (Sabal palmetto), and wax myrtle (Myrica cerifera) with various
amounts of Brazilian pepper (Schinus terebinthifolius) and Melaleuca (Melaleuca
quinquenervia). The ground cover includes swamp fern (Blechnum serrulatum),
arrowhead (Sagittaria spp.), pickerelweed (Pontederia cordata), saw grass (Cladium
jamaicense), and maidencane (Panicum hemitomon). Other vegetation noted includes
torpedo grass (Panicum repens), Rosy-camphor weed (Pluchea rosea), Climbing hemp
vine (Mikania scandens), musky mint (Hyptis alata), frog-fruit (Phyla nodiflora),
smartweed (Polygonum punctatum), day flower (Commelina diffusa), and beak rush
(Rhynchospora spp.).

625  Hydric Pine Flatwoods 1.50+ ac.

This wetland community type occupies approximately 1.50+ acres of the property. The
canopy contains slash pine (Pinus elliottii) with scattered cabbage palm (Sabal palmetto).
and (Melaleuca quinquenervia).  The sub-canopy contains cabbage palm(Sabal
palmetto), saltbush (Atriplex pentandra), wax myrtle (Myrica cerifera) with various
amounts of Brazilian pepper (Schinus terebinthifolius) and Melaleuca (Melaleuca
quinquenervia). The ground cover includes scattered saw grass (Cladium
Jamaicense),blue maidencane (Amphicarpum muhlenbergianum), Rosy-camphor weed
(Pluchea rosea), Climbing hemp vine (Mikania scandens), Penny-wort (Hydrocotyle
umbellata), Penny-wort (Hydrocotyle umbellata), frog-fruit (Phyla nodiflora),
smartweed (Polygonum punctatum), day flower (Commelina diffusa), tickseed (Coreopsis
floridana), yellow-eyed grass (Xyris spp.), love grass (Ergrostis spp.), witch grass
(Dichanthelium spp.), and (Rhynchospora spp.).

740 _ Disturbed Land (0.64+ ac.)

This upland area occupies approximately 0.64+ acres of the property and consists of
disturbed lands that were previously cleared during past mining activities. The sub-
canopy vegetation is widely scattered slash pine (Pinus elliottii), Cabbage Palm (Sabal
palmetto), Brazilian pepper (Schinus terebinthifolius), Melaleuca (Melaleuca
quinquenervia). The ground cover includes dog fennel (Eupatorivin capillifolium),
ragweed (Ambrosia trifida), caesar weed (Urena lobata), Canadian horseweed (Conyza
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canadensis), hairy beggar-ticks (Bidens alba), smutgrass (Sporobolus sp.), wild sensitive
plant (Senna marilandica), St. Augustine grass (Stenotaphrum secundatum) and Bahia

grass (Paspalum notatum).

7401 _Disturbed Land, Hydric (1.91+ ac.)

This wetland area occupies approximately 1.91+ acres of the property. The sub-canopy
vegetation consists of widely scattered slash pine (Pinus elliottii), Cabbage Palm (Sabal
palmetto), Brazilian pepper (Schinus terebinthifolius), Melaleuca (Melaleuca
quinguenervia). Vegetation noted in this area includes: torpedo grass (Panicum repens),
Rosy-camphor weed (Pluchea rosea), Climbing hemp vine (Mikania scandens), Penny-
wort (Hydrocotyle umbellata), musky mint (Hyptis alata), frog-fruit (Phyla nodiflora),
spike rush (Eleocharis spp.), smartweed (Polygonum punctatum), day flower (Commelina
diffusa), witch grass (Dichanthelium spp.), and beak rush (Rhynchospora spp.).

742 Borrow Area (0.23+ ac.)

This community type occupies approximately 0.23+ acres of the property. These open
water habitats include areas of previously excavated areas with sparse vegetation
including cattail (Typha domingensis) and torpedo grass (Panicum repens). Brazilian
pepper (Schinus terebinthifolius) was present on the banks and adjacent spoil.

743 Spoil (0.14+ ac.)

This upland community type occupies approximately 0.14+ acres of the property. This
community includes the spoil associated with the excavated ponds, and ditches on-site.
Vegetation found on the spoil areas include Brazilian pepper (Schinus terebinthifolius),
Spanish needles (Bidens spp.), cabbage plan (Sabal palmetto), Caesar weed (Urena

lobata), and love grass (Ergrostis spp.).

814 Road (5.04+ ac.)
Unpaved roads and trails occupy 5.04+ acres of the property.

TABLE 1: FLUCFCS COMMUNITY TABLE

 FLUCFCS Legend
FLUCFCS

Code Community Acres
411E2 Pine Flatwoods (25-49% Exotics) 9.30 Ac.t
411E3 Pine Flatwoods (50- 75% Exotics) 20.47 Ac.+
411E4 Pine Flatwoods( >75% Exotics) 10.33 Acx

514 Ditches 4.18 Act
619M Exotics Wetland Hardwoods-Melaleuca 40.42 Ac.£
621E2 Cypress, (25-49% Exotics) 1.48 Ac.+
624E3 Cypress-Pine-Cabbage Palm, (50-74% Exotics) 6.74 Ac.t
624E4 Cypress-Pine-Cabbage Palm,(>75% Exotics) 0.36 Act
625E3 Hydric Pine Flatwoods (50-74% Exotics) 1.50 Ac.+
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740 Disturbed Lands 0.64 Ac.+
7401 Disturbed Lands, Hydric 1.91 Ac.x
742 Borrow Areas 0.23 Ac.t
743 Spoil Areas 0.14 Ac.t
814 Road 5.04 Ac.x

TOTAL 102.74 Act

2. A map and description of the soils found on the property (identify the source
of the information).

Soil Name and Map Symbol Brief Soil Description

e Fine S 7 Nexty ovh oy dind sl onfow bred oo
Pompan Fin and (410
Boca Fine Sand (#13) . :Jrsggltyllql;;gl;ilogc;rlf)rfodr;az)nff;;il on flatwoods. Slopes are
Finds Fin Snd (129

Nearly level, poorly drained soil in depressions. Slopes are

Pompano Fine Sand, Depressional (#27) concave and less than 1%
Q.

Nearly level, poorly drained soil in flatwood areas. Slopes
Immokalec Sand (#28) are smooth to convex and range from to 2%.

. Nearly level, poorly drained soil on sloughs. Slopes are
Malabar Fine Sand (#34) smooth to concave and range from 0 to 1%.

. . . Nearly level, very poorly drained soil in depressions. Slopes
Pineda Fine Sand, Depressional (#73) are cm}llcave and a>; epless ilhan 1 %. p p

Please see the attached NRCS Soils Map (EXHIBIT 1V.C.2) for soil locations on
the property. All information was acquired from the FGDL and is from the

NRCS Soils Maps.

3. A topographic map with property boundaries and 100-yearflood prone areas
indicated (as identified by FEMA).

Please see the attached topography map and FEMA Map provided by QGM.

4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

See attached Wetland Map (EXHIBIT 1V.C.4) for extent and location of wetlands
onsite.

No rare and unique uplands were found on the parcel.
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Aquifer recharge area information to be provided by QGM.

5. A table of plant communities by FLUCFCS with potential to contain species
(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCFCS and the species status (same as FLUCFCS map).

Boylan Environmental Consultants, Inc.



TABLE 3: LISTED SPECIES BY HABITAT WITH CURRENT STATUS

Florida Gulf Coast Technology and Research Park

Comp Plan Amendment

' FLgoCdI’;CS ‘ . FLUCFCS Description _ Common Name Scientific Name FDA FWS | FWC
Eastern Indigo Snake Drymarchon corais couperi -- -~ T
Gopher Frog Rana areolata - - SSC
Gopher Tortoise Gopherus polyphemus - - T
411 . Red-cockaded woodpecker Picoides borealis -- -- SSC
Pine Flatwoods Southeastern American Kestrel Falco sparverius paulus - - T
Big Cypress Fox Squirrel Sciurus niger avicennia -- -- T
Florida Black Bear Ursus americanus floridanus - -- T
Florida Panther Felis concolor coryi - E E
Limpkin Aramus guarauna -- -- SSC
Little Blue Heron Egretta caerulea -- -~ SSC
Roseate Spoonbill Ajaia ajaja -- -- S§SC
514 Ditch Snowy Egret Egretta thula - - SSC
Tricolored Heron Egretta tricolor -- -- SSC
Everglades Mink Mustela vison evergladensis -- -- T
American Alligator Alligator mississipiensis -- -- SSC
Gopher Frog Rana areolata -- -- SSC
Little Blue Heron Egretta caerulea -- - SSC
Tricolored Heron Egretta tricolor -- -- SSC
Snowy Egret Egretta thula - - SSC
Arctic Pergrine Falcon Falco peregrinus tundrius - - E
621 Limpkin Aramus guarauna -- -- SSC
Cypress Wood Stork Mycteria americana - - E
Everglades Mink Mustela vison evergladensis -- -- T
Big Cypress Fox Squirrel Sciurus niger avicennia - - T
Florida Panther Felis concolor coryi -- E E
Florida Black Bear Ursus americanus floridanus - E E
624 Pine/Cypress Little Blue Heron Egretta caerulea - -- SSC
Snowy Egret Egretta thula -- -- SSC
Tricolored Heron Egretta tricolor -- -- SsC
Arctic Peregrine Falcon Falco peregrinus tundrius -- -- T
625 o Everglades Mink Mustela vison evergladensis -~ - T
Hydric Pine Flatwoods Big Cypress Fox Squirrel Sciurus niger avicennia - - T
Florida Panther Felis concolor coryi -- E E
Florida Black Bear Ursus americanus floridanus -- - T
American Alligator Alligator mississipiensis -- - SSC
740 Disturbed Land N/A - - -
740H Disturbed Land, Hydric American Alligator Alligator mississipiensis -- - S§SC
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Little Blue Heron Egretta caerulea -- -- SSC
742 Snowy Egret Egretta thula - -~ SSC
Borrow Area Tricolored Heron Egretta tricolor - - SSC
Gopher Tortoise Gopherus polyphemus -- -- T
743 Spoil Area Gopher Tortoise Gopherus polyphemus - - T
747 Berm N/A - - -
814 Road N/A - - -
832 Electrical Power Lines American Alligator Alligator mississipiensis - -- SSC
Little Blue Heron FEgretta caerulea - -- SSC
Snowy Egret Egretta thula - - SSC
Tricolored Heron Egretta tricolor - - SSC
837H Wood Stork Mycteria americana -- -- E
Electrical Power Lines, Hydric Limpkin Aramus guarauna - - SSC
Florida Sandhill Crane Grus canadensis pratensis - - T
Snail Kite Rostrhamus sociabilis -- -- E
Everglades Mink Mustela vison evergladensis -- - T

FWC-Florida Fish and Wildlife Conservation Commission
FWS-U.S. Fish and Wildlife Service

SSC-Species of Special Concern

T-Threatened

E-Endangered

SSC= Species of Special Concemn
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Audubon’s Crested Caracara

The Audubon’s Crested Caracara (Polyborus plancus audubonii) is a large raptor with a
crest, naked face, heavy bill, elongate neck, and unusually long legs. This non-migratory
species occurs in Florida as well as the southwestern U.S. and Central America. The
adult is dark brownish black on the crown, wings, back, and lower abdomen. The lower
part of the head, throat, upper abdomen, and under tail coverts are white, sometimes
tinged with yellow; the breast and upper back are whitish, heavily barred with black.
Juveniles have a similar color pattern but are brownish and buff colored with the breast
and upper back streaked instead of barred. Sub adults resemble adults but are more
brownish in color. Caracara nest in cabbage palms and are typically found in areas with

open fields.

Eastern indigo snake
The eastern indigo snake (Drymarchon corais) is a non-poisonous glossy blue-black

snake. It is the largest snake in the United States and can get up to nine feet long. This
snake is often found in well drained scrub and sandhill habitats and is commonly
considered to be associated with gopher tortoise burrows. The eastern indigo snake could
potentially occur in the old agricultural lands and around the spoil areas on the property,
however, the potential is low. The majority of these upland habitats provide no cover for

itself or any prey species.

Florida sandhill crane

The Florida sandhill crane (Grus canadensis pratensis) is a long legged, long necked
heron like bird. Sandhill cranes are the oldest known bird species still surviving. Cranes
primarily utilize open freshwater wetlands however; they can also be found in bogs,
meadows, grasslands, pine savannas, and cultivated lands.

Florida Panther
The Florida Panther (Puma concolor coryi) are solitary, elusive animals that are rarely

observed in the wild. In fact only 80 to 100 panthers still remain in Florida and this is
one of the most rare and endangered animals in the world. Panthers are large, unspotted
cats with a long, dark-tipped tail. They are usually found in pinelands, hardwood
hammocks, and swamp forests. The male panther’s home range is on average 275 square

miles.

Florida Black Bear

The Florida Black Bear (Ursus americanus floridanus) is a subspecies of the American
Black Bear. These bears are black with a brown muzzle and some have a white spot on
there chest. Black Bears habitat pine flatwoods, hardwood hammocks, upland sand pine,
and scrub oak. A male black bears home range is approximately 66 square miles. While
Black bears would not be found denning on site the area could be located within there

home range.
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American Alligator

The American alligator (Alligator mississippiensis) is the largest reptile in North
America. Alligators have a short rounded snout and can reach up to 18 feet in length.
Alligators primarily occupy freshwater swamps and marshes but are also found in rivers
lakes and smaller bodies of water. Alligators could potentially occur in the ditches that

the surround the property.

Roseate Spoonbill
The Roseate Spoonbill (Platalea ajaja) is a pink and white bird with a bare head. Its bill

is grey-green, spoon shaped, and flattened out like a spatula. It is the only spoonbill
species that lives in the western hemisphere. These birds primarily diet on small fish
however, crustaceans, insects, and aquatic plants may also be consumed. The roseate
spoonbill primarily occupies estuaries, rivers, ponds, and marshes however it may utilize

the onsite ditches for foraging.

Limpkin

The limpkin (Aramus guarauna) is a large brown with white spots wading bird that looks
superficially like an ibis. Limpkins have a piercing cry kree-ow, kra-ow. This bird is
found in freshwater marshes, along the edges of ponds, and lakes, and in wooded swamps
along rivers. Its preferred food source is the apple snail however it will also eat mussels,
insects, crustaceans, worms, frogs, lizards, and other types of snails. Limpkins could

potentially utilize the onsite ditches as foraging areas.

Little Blue Heron
The little blue heron (Egretta caerulea) is a medium sized slender heron whose

appearance dramatically different with age. First year herons are pure white while the
adults appear slate blue. The little blue heron’s diet includes small fish, amphibians, and
aquatic invertebrates. Little blues occupy swamps, estuaries, rivers, ponds, and lakes and
may be found utilizing the onsite ditches for foraging. This species was observed on site.

Reddish egret
The reddish egret (Egretta rufescens) is a large, slender egret with long legs and a long

neck. There are two different distinct color patterns to these birds. The white morph is
all white, while dark morph individuals have a rust colored head and neck feathers, and
slate gray body feathers. This wading bird is found primarily in coastal tidal flats, salt
marshes, and lagoons. These wading birds utilize salt water areas almost exclusively.
There diet consists of small fish. This wading bird typically inhabits coastal areas. It is
unlikely that this bird would inhabit the property.

Snowy Egret
The snowy egret (Egretta thula) is a small sized white heron with a black bill, black legs,

and yellow feet. Snowy egrets typically eat fish, crabs, amphibians, and insects. Snowy
egrets occupy salt marshes, swamps, ponds, shores, tidal flats, rice fields, and shallow
coastal bays. Snowy Egrets could potentially utilize the onsite ditches as foraging areas.
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Tri-colored Heron
The Tricolored heron (Egretta tricolor) is a medium sized heron with a dark slate gray

head and upper body with a purplish chest. These herons have a white strip running
down the front of their neck that creates their tricolor. Their diets consist of small fish,
crustaceans, reptiles, amphibians, insects, snails, and other invertebrates.  Tricolored
Herons prefer saltwater and brackish water habitats however it forages in both freshwater
and saltwater areas. Tricolored Herons can be found in salt and freshwater mudflats,
marshes, swamps, and meadows. Tricolored herons could potentially utilize the onsite

ditches as foraging areas.

Everglades Mink

The everglades mink (Mustela vison evergladensis) is a small mammal with a long
slender dark brown body up to 2 feet long, with short legs, and a bushy tail. The mink is
slightly similar in appearance to a river otter. The everglades mink occupies shallow
freshwater marshes and primarily feeds on crayfish, fish, and small mammals. It is
highly unlikely that a mink would be found utilizing the property.

Gopher Tortoise

The gopher tortoise (Gopherus polyphemus) is a large reptile that averages 25 cm long
and 9 lbs in weight. Wild tortoises can live up to 60 years old. Gopher tortoises dig
approximately 4.5 meter long burrows which have a half moon shaped entry and a large
apron. Tortoise burrows create homes for 360 species of animals. These tortoises can be
commonly found in dry scrub areas, including scrub oak, dry prairies, pine flatwoods,
and coastal dune ecosystems. Tortoises are primarily herbivorous; however, they will eat
bones of dead animals for calcium. It is highly unlikely that a Gopher Tortoise would be

found utilizing the property.

Gopher frog
The gopher frog (Rana capito) is a stout bodied cream to brown or black frog with

irregular spots on its back and sides. The Florida subspecies (Rana capito aesopus) also
features a white to cream spotted chin, and a white belly. These frogs are commonly
found in moist meadows, prairies, woodlands, and pine scrub areas. The gopher frog
utilizes gopher tortoise burrows as a home and is often associated with gopher tortoise
burrows. The gopher frog is associated with gopher tortoise and abandoned agricultural

areas of the property.
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Protected Plants by status

~ Name ' ScientificName =~ | Habitat ' ‘atusk
; L e - ‘ FDA FWS
Beautiful paw-paw Deeringothamnus pulchellus 411 E E
Fakahatchee Burmannia Burmannia flava 411 E -
Florida coontie Zamia Floridana 411 C --
Satinleaf Chrysophyllum oliviforme 411 E -
Spiny Hackberry Celtis pallida 411 E
. . . 411, 621,
Northern Needleleaf Tillandsia balbisiana 624, 625 T
Common Wild Pine, 411. 621
Cardianl Airplant, Stiff- Tillandsia fasciculata 62 4’ 62 5’ E
Leaved Wild Pine ’
Twisted Air Plant, . . 411, 621,
Banded Air Plant Tillandsia flexuosa 624, 625 1 -
Fuuzywuzzy Airplant, . o 411, 621,
Hoary Airplant Tillandsia pruinosa 624, 625 E
Giant Wild Pi Tillandsia utriculat 411, 621, E
iant Wild Pine illandsia utriculata 624, 625
Latherleaf Airplant . . o 411, 621,
Soft-leaved Wild Pine Tillandsia cariabilias 624, 625 T

FWS-U.S. Fish and Wildlife Service
FDA - Florida Department of Agriculture
USDA — U.S. Department of Agriculture
T-Threatened

E-Endangered

C-Commercially Exploited

Beautiful PawPaw (Deeringothamnus pulchellus)
This rare species is found in pine flatwoods with sandy soils. This species has a low

potential to occur onsite.

Fakahatchee Burmannia (Burmannia flava)
This rare species is typically found in meadows. This species has a low potential to occur

onsite.

Florida coontie (Zamia Floridana)
This rare species is typically found in high, dry, sandy soils associated with pine
flatwoods. This species has a low potential to occur onsite.

Satinleaf (Chrysophyllum oliviforme)
This rare species is typically found in high, dry, sandy soils associated with pine
flatwoods. This species has a low potential to occur onsite.
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Spiny Hackberry (Celtis pallida)
This rare species is typically found in high, dry, sandy soils associated with pine

flatwoods. This species has a low potential to occur onsite.

Listed Air Plants (Tillandsia spp.)
Several of the listed air plants are relatively common, but have recently been listed as a

result of a weevil, which poses a potential future threat to its populations. These species
may be expected on the site.

Impacts on Historic Resources

List all historic resources (including structure, districts, and/or archaeologically
sensitive areas) and provide an analysis of the proposed change’s impact on these
resources. The following should be included with the analysis:

1. A map of any historic districts and/or sites, listed on the Florida Master Site File,
which are located on the subject property or adjacent properties.

A cultural assessment has been completed on the site. No cultural resources were
identified within the project area during the investigation. Attached are letters of
correspondence from the Division of Historical Resources concurring that the
proposed development will have no effect on cultural resources. (EXHIBIT IV. D.1)

2. A map showing the subject property location on the archaeological sensitivity
map for Lee County.

See attached Archaeological Sensitivity Map (EXHIBIT 1V.D.2) that shows the
property in relationship to the limits of the archaeologically sensitive areas.
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FLUCFCS Map
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NRCS Soils Map
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Wetland and OSW Map
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Exhibit 30.A-1

FLORIDA DEPARTMENT OF STATE
Sue M. Cobb

Secretary of State
DIVISION OF HISTORICAL RESOURCES

Mr. Jason Utley December 7, 2006

Southwest Florida Regional Planning Council
1926 Victoria Avenue
Fort Myers, Florida 33901-3414

RE: DHR Project File No.: 2006-10358
Received by DHR: November 20, 2006
Development of Regional Impact — Pre-Application Conference Document

Florida Gulf Coast Technology & Research Park DRI
Lee County

Dear Mr. Utley:

Our office received and reviewed the above referenced project in accordance with this agency's
responsibilities under Section 380.06, Florida Statutes. The State Historic Preservation Officer
is to advise in the identification of historic properties (listed or eligible for listing in the Nationa!
Register of Historic Places, or otherwise of historical or architectural significance), assess effects
upon them, and consider alternatives to avoid or minimize adverse effects.

A review of our records indicates the proposed project area has been surveyed (Cultural
Resources Assessment Survey of the Florida Gulf Coast Technology and Research Park, Lee
County, Florida). No cultural resources eligible for listing on the NRHP were identified within
the project area. Based on the information provided, it is the opinion of this agency that the

proposed development is unlikely to affect cultural resources.

For any questions concerning our comments, please confact April Westerman, Historic
Preservationist, by electronic mail amwesterman@dos.state.fl.us, or by phone at §50-245-6333
or 800-847-7278. We appreciate your continued interest in protecting Florida’s historic

properties.

Sincerely,

dogp

Frederick P. Gaske, Director, and
State Historic Preservation Officer

Xc: Sharon Jenkins-Owen, AICP, WilsonMiller, Inc.

500 S. Bronough Street « Tallahassee, FL 32399-0250 o http://www.flheritage.com

0 Director’s Office 3 Archaeological Research H1 Historic Preservation 0O Historical Museums
(850) 245-6300 ¢ FAX: 245-6435 (850) 245-6444 * FAX: 245-6452 (850) 245-6333 + FAX: 245-6437 (850) 245-6400 *» FAX: 245-6433
0O Palm Beach Regional Office 0 St. Augustine Regional Office 0 Tampa Regional Office

(561) 279-1475 * FAX: 279-1476 (904) 825-5045 ¢+ FAX: 825-5044 (813) 272-3843 « FAX: 272-2340

Florida Gulf Coast Technofogy and Research Park 30-2

01/11/2007- 47654 Ver 05i- SJOwen

CAR4d
04366-001-003- PCOR- 8817
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FLORIDA DEPARTMENT OF STATE
Glenda E. Hood -

Secretary of State | FORT MYERS SERVICE CENTER

DIVISION OF HISTORICAL RESOURCES )

Ms. Karen M. Johnson October 18, 2004
Wilson Miller, Inc.

4571 Colonial Boulevard, Suite 100

Fort Myers, FL 33912-1062

Re: DHR Project File No. 2004-9083 (2004-1468)/ Received by DHR: September 23, 2004
Cultural Resources Assessment Survey of the Florida Gulf Coast Technology and Research Park,
Lee County, Florida
South Florida Water Management District Application No.: 04013025

Dear Ms, Johnson:

Our office received and reviewed the above referenced survey report in accordance with procedures
outlined in Chapters 267 and 373 of the Florida Statutes, for possible adverse impact to historic
properties listed or eligible for listing in the National Register of Historic Places (NRHP), or otherwise of
historical, architectural or archaeological value,

In August 2004, Janus Research conducted an archaeological and historical survey of the Florida Gulf
Coast Technology and Research Park project area in Lec County on behalf of Wilson Miller, Inc. No
cultural resources were identified within the project area during the investigation.

Itis the opinion of Janus Research that the proposed development will have no effect on cultural
resources listed or eligible for listing in the NRHP, or otherwise of historical, architectural or
archaeological value. Janus Research recommends no fusther investigation of the subject parcel.

Based on the information provided, our office concurs with these determinations and finds the submitted
report complete and sufficient in accordance with Chapter 1A-46, Florida Administrative Code.

If you have any questions concerning our comments, please contact Ron Grayson, Historic Sites

Specialist, by phone at (850) 245-6333, or by electronic mail at rigrayson@dos.state.fl.us. Your continued
interest in protecting Florida's historic properties is appreciated.

Sincerely,

T S

Frederick Gaske, Director, and ). ?,:3 ('P“ .?ﬁj \2? J ]’ i A

State Historic Preservation Officer " 24 Yt et : J ;Sf by
ki fi

I OCT 25 2004 i

WilsonMiller, inc.
Ft. Myers, FL.

Xc: Rob Robbins ~ South Florida Water Management District

500 S. Bronough Street « Tallahassee, FL 32399-0250 « http:/fwww.fllieritnge.com

O Director’s Offlce O3 Archaeological Research & Historic Preservation O Historical Museums
(850) 245-6300 *» FAX: 245-6435 (850) 245-6444 » FAX: 245-6436 (850) 245-6333 * FAX: 245.6437 (850) 245-6400 * FAX: 245.6433
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Exhibit IV.E
Internal Consistency with the Lee Plan

1. The subject plan amendment proposes to add regional and community
commercial uses to the corner store commercial land uses. No residential
uses are being requested, nor are any residential uses permitted within
the area of the plan amendment. The amendment will have no impact on
Lee County population projections or the planning community allocation
tables.

2. The property is located in the Tradeport and Wetlands Future Land Use
Categories. Goals, Objectives and Policies relevant to these land use
categories and employment opportunities are analyzed below.

Lee Plan Consistency

The subject property is located in the Gateway/Airport planning community. The
vision for this community anticipates that the growth of the airport and Florida
Gulf Coast University will energize and provide for expanded commercial and
industrial opportunities within this area of the County. The proposed amendment
recognizes the synergy of both the S.W. Florida International Airport and Florida
Gulf Coast University in providing expanded opportunities for commercial
development within this important planning community. The proposed
amendment will allow the property in question to meet a broader array of
community and regional needs, the additional community and regional
commercial development will permit the needs of the growing residential and
student population to have their needs met closer to home and the retail will meet
the needs of the future employment base along Ben Hill Griffin Parkway and
Alico Road. The amendment will allow for a mixture of business, retail and
industrial land uses which will not only support the university and airport, but will
also serve the large employment and residential base that is anticipated in the
immediate and surrounding area.

Objective 1.2 of the Lee Plan relates to the Southwest Florida International
Airport and supports the designation of appropriate lands for future use to
support the business and industrial development serving the airport for aviation
related uses, and non-aviation related uses. The proposed revision to Policy
1.2.2 relating to the Tradeport land use designation, provides for additional non-
aviation related commercial development within the area. The proposed
revisions to the Tradeport future land use category will provide for additional
commercial development to support the large anticipated residential, student,
business, employment and visitors serving these economic engines. At the
present time, FGCU and the S.W. Florida International Airport employ over
17,000 full-time employees. The approximately 700,000 square feet of retail
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development that could be permitted on this property would translate into
approximately 1,100 full-time employment opportunities.

Objective 2.2 and its attendant policies support new growth in those areas of
Lee County where it can be supported with regard to adequate public facilities
and contiguous patterns of growth. The subject property is consistent with this
objective.  Calculations have been prepared with regard to public facilities
including water, sewer, and transportation. Adequate capacity is either in place
or will be in place at the time of development. The property is also contiguous to
two arterial roadways and is adjacent to other commercial and industrial
development. The future development resulting on this property will be compact
and efficient.

Goal 11 of the Lee Plan has established minimum review standards for
commercial development exceeding 30,000 square feet to insure that water,
sewer, traffic and environmental considerations are appropriately reviewed for
projects prior to their development order approval. Each development order
associated with this property will be reviewed to insure compliance with Goal 11
and the additional development standards found in the LDC to insure adequate
public facilities are available to serve the development.

Objective 1.5, Wetlands and the attendant policies promote the limited use and
protection of the ecological function of these identified sensitive areas. The
proposed Lee Plan amendment does not directly impact the status of any
designated wetlands on the property. Prior to any development impacts within
the boundary of the subject plan amendment, the ecological function of the
wetlands will be analyzed as part of an Environmental Resource Permit (ERP) by
the South Florida Water Management District and other reviewing agencies,
consistent with Goal 114 of the Conservation and Coastal Management Element.
Consistent with Objective 107.4 of the Lee Plan, a detailed assessment of any
threatened or endangered flora and fauna will be prepared prior to any
development on the site. In accordance with Objective 107.2, the existing native
plant communities have been identified on the site and through the
Environmental Resource Permit process, and both wetland and upland
vegetative communities will be preserved through establishment of recorded

conservation easements.

The proposed plan amendment will offer opportunities to expand our
community’s economic base consistent with Objective 158.4 of the Economic
Element of the Lee Plan. By providing additional necessary uses for large scale
developments located in the Tradeport future land use category which permits
the expansion of the retail commercial intensities it provides the opportunity for
greater economic synergies and diversification.
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Exhibit IV.E.4
State Policy and Regional Policy Plans Relevant to Amendment

State Policy Plan

The 103+/- acre Lee Plan amendment is consistent with the State Plan as
identified in Chapter 187, F.S. A summary of the consistency with the relevant
goals from the Plan is provided below:

Natural Resources

Goal 9 of the State Policy Plan addresses the protection of natural habitats and
ecological systems, and restoration of degraded natural systems to a functional
condition.  The subject property does contain approximately ???? acres of
wetlands, of which approximately ???? acres will be preserved and improved by
exotic removal and restoration of historic groundwater hydroperiod to restore
their ecological function. Impacted lesser quality wetlands will be mitigated in
accordance with the approved Environmental Resource Permit.

No endangered species have been identified on the subject site.

Land Use

Goal 15 of the State Policy Plan encourages development to be directed to areas
which have available land and water resources and services to support the
development in an environmentally acceptable manner. The property is located
within the urban area of Lee County and the site is serviced by an existing road
network and utility system which can accommodate the proposed development,
and other growth anticipated in this area of Lee County.

Transportation

Goal 19 of the State Policy Plan discusses transportation coordination efforts
with state, local and regional plans. The approval of the proposed Lee Plan
amendment will not be inconsistent with approved transportation plans, and prior
to commencement of any development on the site, the project will be in
accordance with the Lee Plan and Land Development Code.

Economy

The State Plan contains several policies directed at improving the economic
climate and providing for job creation opportunities within our communities. The
proposed plan amendment will provide for greater community and regional
commercial business opportunities in addition to the industrial, office and
research related businesses authorized in the Tradeport Future Land Use
category. If 100% of the property were developed as retail uses, approximately
1,100 full time jobs would be created.
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Strategic Regional Policy Plan

The proposed Lee Plan amendment is consistent with the Southwest Florida
Regional Planning Council Regional Policy Plan, adopted June 13, 2002. That
Plan contains general goals and policies for insuring that local plans and plan
amendments are consistent with five primary issue areas. A summary of the
consistency finding for each of the key issue areas is discussed below:

Affordable Housing

One of the strategies of the Regional Plan is to increase the supply of affordable
housing to support the employment base in our community. The proposed Lee
Plan amendment does not propose residential dwelling units, and is located
within the Tradeport Future Land Use category, which prohibits residential
development; therefore, no housing units will be built on the subject property.
The proposed amendment does anticipate retail commercial development on the
site, which use generates demand for housing. The property is included within
the pending Florida Gulf Coast Technology and Research Park DRI and an
analysis of affordable housing demands has been prepared for that application.
Based on the number of employees anticipated to service the retail development,
it is anticipated that a demand for approximately 291 dwelling units meeting the
guidelines for very low and low income households will result. Based on recent
housing sales data, a sufficient supply of affordable housing currently exists in
the primary service area.

Economic Development

One of the strategies related to the regional goal of maintaining an adequate
infrastructure to support business and industry is to insure an adequate supply of
commercial and industrial land and supporting infrastructure. The proposed plan
amendment does not eliminate any lands designated as Tradeport under the Lee
Plan. The amendment does offer opportunities for additional commercial
development within the Tradeport future land use category. In support of the
amendment, an economist has prepared a market demand analysis which
concludes that additional commercial lands are supportable.  The project is
within a proposed DRI and employment and revenue projections have been
prepared demonstrating the positive economic impacts associated with the
project. The property is also located at the intersection of two arterial roadways
which serve two of the significant economic engines for Lee County—Southwest
Florida International Airport and Florida Gulf Coast University. Access to the site
is available from both roadways and the corridor appropriate for support services
to commercial and industrial development proposed in this area of Lee County.

The addition of commercial development will address the economic strategy of
providing for a range of employment opportunities in the region. In addition to
office, hotel and industrial employment opportunities, the plan amendment will
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permit additional retail commercial job opportunities. The commercial component
of the project will equate to over full-time 1,100 jobs for our area. The Economic
Element of the Regional Plan also maintains the goal of insuring adequate
physical infrastructure to support a diversified economy. The plan amendment
application has analyzed available infrastructure to support additional retail
commercial development and adequate infrastructure will be in place at the time

of development.
Emergency Preparedness

The Strategic Regional Policy Plan emphasizes protection from hurricanes and
coastal flooding by encouraging population growth and public expenditures on
infrastructure outside the most vulnerable areas subject to storm surge damage.
The subject site is located in a category 4/5 storm surge area, which is
considered the least vulnerable with respect to potential flood hazards. The
subject site is located within a Lee Plan category that does not permit residential
development due to the proximity of the site to the S.W. Florida International
Airport; therefore, no population is exposed to a greater risk of harm due to
hurricane and storm surge issues.

The Policy Plan also addresses the preparation for responding to potential
hazardous material spills. While the proposed plan amendment does not
contemplate a specific land use which will be a generator of hazardous materials;
the Tradeport future land use designation does permit a wide range of light
industrial, research and industrial land uses. Any future land use which does
generate or store any hazardous material will comply with local and state
standards for properly handling these materials, consistent with the goals and
strategies of the Policy Plan.

Natural Resources

No regionally significant natural resources are present on the subject property,
nor are any of portions of the property identified for future public acquisition. The
property does have an Environmental Resource Permit, which has analyzed the
potential impact to surface waters and stormwater runoff. The existing permit
insures consistency with Goal 3 of the Regional Plan, which addresses
consistency in modeling to address potential impacts to our resources.

Through the ERP process, portions of the site have been identified for on-site
preservation and enhancement to protect potential habitat for wading birds and
other listed species found in our region. The protection of this habitat is
consistent with the Regional strategy of promoting design principles which will
protect habitats. The ERP and U.S. Army Corps of Engineers permits will require
on-site preservation as well as potential off-site mitigation. The on-site
preservation areas are connected to off-site preservation areas. Any off-site
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mitigation will provide for the preservation or enhancement of other lands
deemed to provide for better overall resource protection for our region.

Regional Transportation

An analysis of the potential impact of developing approximately 103 acres for
retail commercial land uses has been analyzed utilizing methodologies approved
by Lee County and the RPC. The analysis demonstrates that no significant
impacts to the surrounding road network result from this proposed plan
amendment. The proposed Lee Plan amendment will not be inconsistent with
the regional strategy of assessing impacts to our transportation system to insure
that level of service standards are maintained. The development resulting from
the proposed Lee Plan amendment will not result in roadway levels of service
below those adopted for the Lee County roadways serving the development.
Due to the proximity of the property to the Southwest Florida Regional Airport
and Florida Gulf Coast University, the site is served by an existing roadway
corridor designed to provide a route for both freight and visitors to our region.
The property is located along an existing Lee Tran bus route, which promotes the
regional strategy of providing multi-modal opportunities for accessibility in the

region.
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Exhibit IV.F.1
Additional Requirements for Specific Future Land Use Amendments

1.a. The subject Lee Plan Amendment proposes revisions to the Tradeport
future land use category, and establishes criteria under which community
and regional commercial development may occur, in addition to the ancillary
commercial currently provided for in Policy 1.2.2. The proposed Lee Plan
amendment is filed concurrently with the pending Florida Gulf Coast
Technology and Research Park DRI application.

The subject property is located at the intersection of Ben Hill Griffin Parkway
and Alico Road. Ben Hill Griffin is designated as an arterial roadway by Lee
County and Alico Road is designated as an arterial roadway west of Ben Hill
Griffin Parkway and a collector roadway east of Ben Hill Griffin Parkway.
The DRI proposes access to both Ben Hill Griffin and Alico Road.

Rail service is not immediately available to the site. The site is adjacent to
the Southwest Florida International Airport; however, the adopted airport
master plan does not contemplate vehicular access to the subject property.

1.b. The proposed Lee Plan text amendment to the Tradeport future land use
category proposes additional retail commercial opportunities, which will be
evaluated as part of the DRI review for the Florida Gulf Coast Technology
and Research Park DRI. No lands are proposed to be removed from the

Tradeport land use category.

1.c. Policy 7.1.4 of the Lee Plan discusses the requirement to monitor the
amount of land converted to industrial use and adjust the Lee Plan
allocation tables accordingly. Due in large part to the successful expansion
of the Southwest Florida International Airport and growth of the Florida Gulf
Coast University, a large number of projects within the Tradeport future land
use category have been approved or are under review. The Tradeport
future land use category applies to lands in the immediate vicinity of the
Southwest Florida International Airport, served by the Ben Hill
Griffin/Treeline Avenue roadways.

To date, Lee County has approved over 5.5 million square feet of land uses
consistent with the industrial, warehousing, research and development,
office, hotel, and retail development authorized in the Tradeport land use
category. Projects such as the Airport Autopark, Airport Technology Center,
Arlington Commerce Park, Premier Airport Park, and Airport Interstate
Commerce Park have received zoning approval by Lee County, and all are
along the Ben Hill Griffin/Treeline Ave. corridor. The proposed Florida Gulf
Coast Technology and Research Park DRI alone proposes over 3.8 million
square feet of industrial development, 400,000 square feet of office uses,
240 hotel rooms and 700,000 square feet of retail commercial development.
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Each of the approved developments in the Tradeport land use category will
create a variety of job opportunities, furthering the County’s goal of
diversifying job opportunities in our region. Based on the employment
analysis accompanying the DRI application, the Florida Gulf Coast
Technology and Research Park DRI will create jobs for over 7,000 Lee
County residents at buildout.

In addition to the employees directly associated with this DRI, the immediate
area is presently a large employment nucleus due to the Southwest Florida
International Airport and Florida Gulf Coast University. According to data
published by the Lee County Port Authority, the airport provides jobs for
over 2,500 employees. Florida Gulf Coast University data indicates that in
2008, the University provided 953 full time jobs. One would anticipate,
based on the historic growth rate that the airport and the university will
continue to be significant job generators. Both of these employment centers
provide additional economic benefits to the immediate area, and the number
of employees is one measure by which we can gage the benefits. Both
FGCU and Southwest Florida International Airport also bring thousands
more people into the immediate area on a daily basis as shown by the
associated airport passenger and student enroliment data.

For example, in 2008, Southwest Florida International Airport had over 7.6
million passengers. This passenger data placed the airport in the top 50
airports in the Country for passenger service. With regard to Florida Gulf
Coast University, student enrollment has steadily increased. Tables 1.1 and
1.2 demonstrate the student enrollment rates since the University's
inaugural class in 1997. FGCU enroliment has grown from 2,500 students
in 1997 to over 10,000 students in 2008.

The Tradeport future land use category is described in Policy 1.2.2. The
policy as presently written provides for a wide variety of industrial,
warehousing, office, research and activities related to the airport. Retail
commercial is permitted as an ancillary use to the other permitted uses.
When all of the surrounding public, educational, industrial, business, and
residential uses are evaluated, there is an unmet demand for retail that
serves more than just the airport and the industrial uses. In order to more
comprehensively address the regional demand of the area the proposed
Lee Plan amendment will provide for non-ancillary retail commercial
development, conditional upon meeting several significant criteria designed
to ensure the retail serves the demand of the larger context area.

The applicant believes that there is an unmet demand for community and
regional commercial development within the Tradeport land use category
and the immediately adjacent University Community, due to the
employment, airport passenger, and student enroliment figures discussed
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above. Although residential development is not permitted in the Tradeport
land use category, the high concentration of employees and students in
Tradeport and the University Community provide a demand for retail
services above those associated with corner-store commercial, which is
limited to 5,000 square feet per building.

The Florida Gulf Coast Town Center is proximate to the subject site. While
the 1.4 million square feet of commercial development authorized is
significant, one retail center may not be able to fulfill all of the retail demand
for this growing area of the County. Many retailers and retail services are
not traditionally located in a regional mall setting, and alternative
commercial locations will permit a broader range of retail tenant
opportunities to serve the growing employment, visitor and student
population in this area of the County.  The synergy created by the airport,
FGCU, growing industrial and technology employment, and the regional
mall, create a demand for a wide range of retail goods and services, that
cannot be measured in the more conventional methods which are based
largely on occupied household data. The Tradeport future land use
category has created a concentrated demand for services that cannot be
met by one major retail center or through a series of corner-store
convenience commercial uses.

Additional retail commercial opportunities are logical near the intersection of
Alico Road and Ben Hill Griffin Parkway. The infrastructure is planned to
meet the growth of the airport and FGCU, along with the anticipated growth
for industrial, warehousing and research oriented users that will choose to
locate in this region of Lee County.
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Table 1.1 - Headcount Enrolled by Class, Fall Terms

12,000
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1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008*
BONondegree B Graduate BUndergraduate

Fall Term 1997 1998 1999 2000 2001 2002 2003
Undergraduate 1,602 1,854 2,074 2625 3,112 3,926 4,398
Graduate 295 344 407 441 580 686 733
Nondegree 687 830 803 587 543 646 694
Total 2,684 3,028 3,284 3,653 4,235 5,258 5,825

Table 1.2 - Full-time Attendance by Level, Fall Terms

2004
4,946
706
546
6,198

2005
5,952
760
542
7,254

2006
6,962
795
559
8,316

Percent Full-time
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30% ‘—-*;M';t—-‘ e — o
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0% T T T T T T T T T T T
1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008*
——Undergraduate** === Graduate
Undergraduate** 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006
Full-time 838 1,184 1,331 1,547 2,036 2,811 3287 3,794 4,580 5,450
Part-time 1,451 1,500 1,545 1665 1619 1,761 1,805 1,698 1914 2,071
% Full-time  37% 44% 46% 48% 56% 61% 65% 69% 71% 72%
Graduate 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006
Full-time 77 100 117 118 195 253 206 210 210 244
Part-time 218 244 291 323 385 433 527 496 550 551
% Full-time  26% 29% 29% 27% 34% 37% 28% 30% 28% 31%

*Preliminary data.

**Undergraduate includes Non-degree seeking students
Graduate students are considered full-time if they attempt 9
Source: BOG Student Data Course Files.
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