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CYPRESS LAKE CENTER
NOPC Transportation Impact Assessment

Purpose

Vanasse & Daylor LLP was commissioned by the applicant to prepare this Cypress Lake

‘Center Land Development Transportation Assessment. This Traffic Assessment was prepared in

order to address projected tranéportation conditions resulting from extending the buildout of the
Cypress Lake Center Development of Regional Impact (DRI) by four years. According to
Chapter 380.06(19)(c), (e)5.a and (e)5.c., the proposed change is presumed to be a substantial

deviation; however, the presumption can be rebutted by clear and convincing evidence.

In order to provide the evidence needed to rebut the presumption, the Lee County Department of
Transportation recommended to the applicanf that they submit a traffic impact study. This
assessment was prepared in accordance with the requirements set forth by the Southwest Florida
Regional Planning Council and Lee County, as outlined in the Memorandum of Understanding
dated March 24™, 2005 following a meeting between representatives from the Southwest Florida
Reagional Planning Council (SWFRPC), Lee County Department of Transportation (LeeCo
DOT) and Department of Community Development (LeeCo DCD), and the applicant.

Background

On February 28, 1985, the SWFRPC recommended conditional approval of the Cypress Lake

" Center DRI located in central Lee County on the southeast corner of Cypress Lake Drive and

Daniel’s Parkway intersection at U.S. 41. The general project location is shown on Exhibit 1.

The 1985 Application for Development Approval (ADA) consisted of a total of 336,340 sq ft of
commercial uses, 310,000 sq ft of office uses, and a 275-room hotel/motel with conference room
and internal restaurant facilities. The Lee County Board of County Commissioners approved the
project on May 20, 1985, consistent with Comprehensive Plan, for a total of 300,000 sq ft of

commercial shopping and 306,340 sq ft of office park uses. The reduction in development levels
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from what was submitted in the ADA to what was épproved by the County was based on

consistency with the Comprehensive Plan (ZAB-85-45).

‘The overall Cypress Lake project is nearly built out, with all site accesses to the arterial roadway

network constructed and with all traffic associated with the existing development composing part
of the background traffic volumes. Additionally, the transportation improvements that were
committed for construction and/or funding as part of the Cypress Lake DRI have already been
constructed. '

Previous Changes

The development order was amended on September 22,1986 to amend the legal descﬂptipn to

add 7.9 acres to the CT parcel (ZAB-85-45(a)).

On June 8, 1987, the development order was amended a second time to reflect the development
levels originally proposed in the ADA. Subsequently, the Lee County Comprehensive Plan was
amended to allow for a total of 336,340 sq ft of commercial uses, 310,000 sq ft of office uses,

and a 275-room hotel/motel with conference room and internal restaurant facilities (Z-87-089).

On November 9, 1987, the development order waé amended a third time to allow refund of

traffic mitigation funds under certain circumstances (Z-87-220).

On November 29, 1993, the development order was amended a fourth time to extend the DRI
termination date until June 19, 2000 (Z-93-060).

The development order was amended a fifth time on March 29, 1999 to adopt a new Master
Development Plan, a revised Map H, and revised use thresholds to accommodate the addition of
210 multi-family residential units, decrease business office park to 165,000 Sq ft; add a business
corporate office area of 40,000 sq ft; maintain 336,340 sq ft of commercial uses; maintain the
275 room hotel, 200 seat restaurant, 100 seat conference center uses; and extend the buildout

date to June 19, 2000 (Z-98-034).
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On June 19, 2000, the development order was amended a sixth time to adopt a new Map H, to
revised the threshold for 210 multi-family residential units to Mixed Use Development and to

extend the buildout and termination date to June 19, 2003 (00-020).

The development order was amended a seventh time on March 9, 2002 to amend the MDP Map

H to redesignate a 0.67-acre parcel from office to retail commercial uses (02-04).

The development, as amended, describes a mixed use project including, a shopping center
(336,340 square feet on 40 acres); business corporate office area (40,000 square feet); an
executive business office park (165,000 square feet); hotel complex (275 room hotel, 200 seat
restaurant, 100 seat conference center); and 210 multi-family residential units on approximately

68.5 acres.

The previously revised Cypress Lake Center Master Plan is attached as Exhibit 2.

Proposed Changes

The applicant (Central Park Development of Southwest Florida LLC) is proposing minor
revisions to the Cypress Lake Center Master Plan to reflect changes in the previously approved
land uses. To accommodate market conditions, refine the plan, and mitigate any additional

regional impacts the following changes are proposed:

o The applicant, Central Park Development of Southwest Florida LLC, Owner, is
proposing to:
o extend the build out date to June 19, 2009; and
o revise the DRI thresholds.

Below are the permitted and proposed uses along with their respective intensities:

Land Use Permitted Proposed Change

Shopping Center 336,340sqft  336,340sqft  No Change

Business Corporate Office 40,000 sq ft 30,000sq ft  -10,000 sq ft

Executive Business Office Park 165,000sq ft  102,200sq ft  -62,800 sq ft

Hotel complex (including 200 seat restaurant 975 rooms 104 rooms -171 rooms

and 100 seat conference center)

Multi-family Residential 210 du 168 du -42 du
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Character, Magnitude, Location

The location of the DRI is unaffected by the proposed changes.
The proposed change does not alter the shopping center cbmponent of the project.

With the extended build out, considered cumulatively with the previous NOPC, the Cypress
Lake Center DRI has been reduced by 177,800 square feet (gfa) of office-related uses, 171 hotel
room uses, and 42 residential dwelling units since the 1985 DO was issued. These changes are

considered positive and will reduce the magnitude of the DRI and thus the regional impacts.

Regional Resources and Facilities

No additional land is being added to the Cypress Lake Center; however, there is a proposed

change to the phasing of development or buildout.

Study Area

The SWFRPC report presented a preliminary study area that was later found to be considerably
greater than that needed to determine the significance of the transportation impacts. This
preliminary study area was consistent with that contained in the ADA submittal; however,
several of thé regionally sigrﬁﬁcahf roadway segments have been substantially improved\sinc_e
the 1985 Development Order approval, which would allow a reduced study area to be used for
this study. The preliminary study area was therefore reduced to reflect the improved facilities
now in place. The study area is shown in Exhibit 3. The following roadways or facilities bound
the preliminary study area:

North: Boy Scout Drive

South: Six Mile Cypress Parkway

Bast: Six Mile Cypress Parkway
West: McGregor Boulevard

US 41 between Cypress Lake Drive and North Airport Road, and Daniels Parkway between
Metro Parkway and I-75, have been designated “constrained facilities” by Lee County, and are
recorded as such in The Lee Plan. According to Policy 22.2.2 of The Lee Plan, a maximum

Cypress Lake Center NOPC Transportation Impact Assessment 5 I:\Projects\808\808  \Traffic\HOPC TiS.doc



volume-to-capacity (v/c) ratio of 1.85 has been established for constrained roads in
unincorporated Lee County. As long as the maximum v/c ratio is not exceeded, building permits
may be issued on property impacting these facilities. Operational Improvement Programs have

been established for these facilities (See the Appendix).

Committed Improvements

Only those roadways that are programmed for construction within the first three years of the
Florida Department of Transportation Adopted Work Program — District I, FY 2004/2005 —

" 2008/2009 or the Lee County Capital Improvement Plan (CIP) are considered to be committed

improvements. The most notable improvements considered to be committed for this study

include:
¢ Summerlin Rd from San Carlos Blvd to Gladiolus Dr (FY 04/05) 6 lanes;
. Summerlin Rd from Cypress Lake Dr to Boy Scout Dr (FY 05/06) 6 lanes;
¢ Alico Rd from US 41 to Three Oaks Pkwy (UC 02/03) 6 lanes;
e Alico Rd Three Oaks Pkwy to Ben Hill Griffin Blvd (FY 04/05) 6 lanes;
¢ Metro Pkwy Extension from Six Mile Cypress Pkwy to US 41 (FY 04/05) 6 lanes;
e Treeline Avenue extension from Daniels Pkwy to Alico Rd (UC 04) 4 lanes;
e Three Oaks Pkwy from Corkscrew Rd to Alico Rd (FY 04/05) 4 lanes;
e Three Oaks Pkwy extension from Daniels Pkwy to Alico Road 4 lanes.

Some of these improvements, such as the Summerlin Road widening and the Metro Parkway

Extension, will create additional link capacity that may -divert some of the background traffic. L

volumes from the constrained segments of US 41.

Trip Generation

The vehicle trips anticipated to be generated by the Cypress Lake DRI were calculated based on
information contained in the Institute of Transportation Engineers (ITE) publication Trip
Generation 7™ Edition. Internal Capture deductions associated with the mixed-use nature of the
development and pass-by deductions associated with the retail uses were estimated using data
and procedures contained in the ITE Trip Generation Handbook 2™ Edition. Site-generated trip
estimates were made for the Permitted Uses, Existing Uses, and the Uses Proposed in the

Amendment. The Weekday Daily and PM Peak Hour trip estimates associated with this

development are summarized in Table 1A.
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TABLE IA.

Site-generated Trip Estimates

Permitted Thresholds
(ITE Trip Generation 7th Edition equations)
Land Use
Shopping Center (LU 820)
Internal Capture Deduction
Net External Trips
Pass-by Deduction Ln(T)=-2.09Ln(X)+5.00
Net External Primary Trips
Business Corporate (Medical) Office (LU 720)
Executive Office Center (LU 710)
Internal Capture Deduction (All Office Uses)
Net External Trips

Hotel/Motel Complex (Incl Ancillary Uses) (LU 320)

Multi-family Residential (LU 230}
Internal Capture Deduction
Net External Trips

Net New Total Trips

The Applicant proposes to reduce the threshold values of the

336,340 SF
4%
96%
27 %
140,000 SF
165,000 SF
19%
81%
275 Rooms
210 DU
37%
63%

Trip Ends
14,940
(671)
14,269
(4103)
10,166
1,422
678
(389)
1,711
2,318
792
(294)
498

14,693

PM PK HR Trip Ends

Rate

4%
96%

13%

87%

40%
60%

Total
1,394
(61)
1,333
(365)
968
134

12t

(32)
223
108
78
@n
47

1,346

Enter  Exit
669 725
(27) (34
642 691
(183) (183)
460 508
36 98
21 100
(1) (14)
39 184
18 20
Sl 27
(n (4
34 13

551 795

site to correspond with the

available developable land remaining in Cypress Lake Center (Tract B and Lot 6 of Phase II).

The proposed reductions would reflect the reduced scale of development on the tract and lot.

The resulting trip end estimates are presented in Table 1B.

TABLE IB

Proposed Thresholds -
(ITE Trip Generation 7th Edition equations)
Land Use
Shopping Center (LU 820)
Internal Capture Deduction
Net External Trips

Pass-by Deduction Ln(T)=-2.09Ln(X)+5.00

Net External Primary Trips

Business Corporate (Medical) Office (LU 720)

Executive Office Center (LU 710)

Internal Capture Deduction (All Office Uses)

Net External Trips

Hotel/Motel Complex (Incl Ancillary Uses) (LU 320)

Multi-family Residential (LU 230)
Internal Capture Deduction
Net External Trips

Net New Total Trips

Trip Ends Total
336,340 SF 14940 1,394
(518)  (52)
14,422 1,342
27 % (4,103) (368)
10319 974
30,000 SF 1013 103
102,200 SF 453 98
@281)  (28)
1,185 73
104 Rooms 902 44
168 DU 696 65
(257)  (26)
439 39
12,845 1,230

7
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WKDY  PM PK HR Trip Ends

Enter Exit
669 725
25)  @7)
644 698

(184) (184)
460 514
28 75
17 8l
(14 (4
30 143
7 37
43 22
14 (12
29 10
527 703
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The site under study is partially built out. In order to avoid double counting, it was necessary to

estimate the number of site-generated trips for the current development. These trips were

estimated as a proportionate amount of the total DRI Net External Primary Trips (See Table 1C).

TABLE IC

Existing DRI Development as of 2004

(Proportionate share of Net External Primary Site-generated Trip Estimates)

Land Use
Shopping Center (LU 820) 314,494 SF
Business Corporate (Medical) Office (LU 720) 0 SF
Executive Office Center (LU 710) 107,375 SF-
Hotel/Motel Complex (Incl Ancillary Uses} (LU 320) 104 Rooms
Multi-family Residential (LU 230) . 0 DU

Existing Uses Total Trips

Trip Generation Comparison

94%
0%
65%
38%
0%

WKDY Daily PM PK HR Trip Ends

Trip Ends Total Enter Exit
9,506 905 430 475

442 79 14 65
878 4] 7 34

10,826 [,025 451 574

The daily trip generation associated with the current notification for a time extension was
compared to the trip generation associated with the 2000 NOPC and the originally approved DRI

(See Table 2). As noted above, the previous development order change of June 2000 describes

the mix of land use and project trip generation as proposed by this notification. Based on this

comparison of the approved trips and revised development parameters, a reduction of 17 percent

in net new external trips can be expected as a result of the proposed change in land use mix. = .

TABLE 2

Trip Generation Comparison
Two-way Daily
Threshold Changes from

Approved DRI 2000 NOPC
Trip Generation NetNewTribs Trips PCT Trips PCT

Approved DRI 21,405

2000 NOPC 15570  (5.835) -27%

Proposed 12,845  (8,560) -40% (.725) -17%
Cypress lake Center NOPC Transportation Impact Assessment 8
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Trip Distribution and Assignment

The Project trip distribution percentages contained in the NOPC ILand Development
Transportation Assessment prepared by SWFLRPC dated December 28, 1999, used to assign the
site-generated trips to the roadway kinks. These distribution proportions were derived by using
the Flon"da Standard Urban Transportation Model Structure (FSUTMS) HASSIGN module.
These distribution percentages were used for assigning Permitted and Existing DRI trips to the

~ roadway network. These assignments were used in the computations shown in Tables 3A, 3B,

and 3C.

Future Background Traffic

Due to the short (four-year) timeframe associated with the NOPC, historical growth patterns
established in the area were considered the most accurate method of determinjng‘ future
Background traffic volumes, although simply using historical growth rates will not account for
background traffic volumes that will be diverted to the improved or new facilities. Information

contained in the Lee County Traffic Count Report 2004 was used to determine historical growth

rates and background traffic volumes on each roadway link with the study area.

These estimates were rounded to the nearest hundred vehicles in accordance with Section 1.12 of
the FDOT Traffic Forecasting Handbook. Since the existing site-generated trips were assumed
to be part of the background traffic, they were assigned to the roadway network and were
subtracted from the historical 2004 traffic volumes to derive 2004 traffic volumes without the

DRI

The reported annual average daily traffic (AADT) was adjusted to Peak Season Peak Hour

volumes using 2004 K¢, factors contained in the Traffic Count Report. The Appendix contains

copies of the data used in developing the projected background traffic used in these analyses.

Future traffic volumes were estimated by combining the background traffic and project traffic at
the anticipated build-out. Transportation network impacts were analyzed to determine the effect

of any proposed change upon the external trips generated by the project.
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Roadway Segment Analysis

To determine the operational characteristics of the roadway segments, an analysis was performed
to measure the project’s significant impact. Significant impact is measured as the project traffic
volumes representing 5% or more of the existing plus committed (E+C) roadway level of service
(LOS) volume. A roadway segment is adversely impacted if it operates below the adopted level
of service. Lee County has adopted LOS E as the performance standard on roadways within the
county, and has identified segments of US 41 and Daniels Parkway within the study area as
constrained facilities, which will allow development to be approved provided the v/c ratio does

not exceed 1.85.

Tables 3A, 3B, and 3C show the project’s significance on the surrounding network. Tabl_es 4A
and 4B show the roadway segment levels of service for the permitted and proposed thresholds.
Although the US 41 segments from Cypress Lake Drive to Boy Scout Drive are projected to
operate at LOS F, the v/c ratios do not exceed the 1.85 limitation adopted by Lee County for
constrained facilities. As depicted in Tables 4A and 4B, the project does not significantly and

adversely impact any of the segments within the study area.

Conclusions

The previous change in land use and the currently proposed build out extension do not create a
likelihood of additional transportation impacts. The revised development parameters have
resulted in 17 percent fewer net new external trips than the approved DRI; therefore, the revised
development does not, from a traffic standpoint, result in a substantial deviation. Further, as
depicted in Tables 4A and 4B, the Cypress Lake Center is not projected to significantly and
adversely impact any of the roadway segments within the study area. Subsequently, no
additional mitigation is necessary to accommodate the change in land use referenced above; the

Notice of Proposed Change (NOPC) does not create a substantial deviation.
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Table 3A
Study Area Determination (Total DRI)

WKDY Dally Net New Trips (ITE Estimates) 14,693
PM Peak Hour Net New Trips (ITE Estmates) 1,346 2-way Maximum Service Flowrates (SF ux) Signii-
Link Trip DRI Trips E+C  #Signals LOs LOS LOS LOS LOS LOS LOS  PCTof cant?
Route Segment Pt Dally  PMPK  #lanes permile  STD A B [ D E SID  impact >5%
US 41 N of South Rd 7% 1,029 94 6 27 E - - - 2,400 5,220 5,220 1.80% N
N of College Pkwy 20% 2,939 269 6 27 E - - - 2,400 5,220 5,220 5.15% Y
N of Cypress Lake Dr 21% 3,086 283 [ 2.7 E - - - 2,400 5,220 5,220 5.42% Y
Project to Cypress Lake 39% 5,730 525 6 2.7 E - - - 2,400 5,220 5.220 10.06% Y
Six Mile Cypress to Project 20% 2,939 269 6 4] E - 3,350 5.170 5,480 5,480 5,480 4.91% N
. N of Jamaica Bay West 14% 2,057 188 ] 1.1 E - 3,350 5,170 5,480 5,480 5480 3.43% N
Cypress Lake Dr W of South Pointe Blvd 8% 1,175 108 4 3.3 E - - 1,670 3210 3,650 3,650 2.96% N
W of Summerlin Rd" 17% 2,498 229 4 3.3 E - - 1,670 3210 3,650 3,650 6.27% Y
Summerlin Rd to Project 35% 5,143 471 4 3.3 3 1,180 4,360 4,990 5,120 5120 5,120 9.20% Y
Project to US 4| 4% 588 54 [ 33 E - - - 3,400 5190 5,190 [o4% N
Daniels Pkwy W of Metro Pkwy 2% 3,233 296 6 2.9 E - - - 3,400 5,190 5,190 5.70% Y
W of Six Mile Cypress Pkwy 16% 2,351 215 6 1.5 E - 2,490 5,460 5860 5960 5960 3.61% N
Summerlin Rd N of Gladiolus Dr 7% 1,029 94 4 Il £ 1,180 4,360 4,990 5,120 5,120 5,120 1.84% N
i N of Cypress Lake Dr 12% 1,763 162 4 L E 1,180 4,360 4,990 5,120 5,120 5120 3.16% N
Table 3B
Existing DRI Trips
WKDY Daily Net New Trips (ITE Estimates) 10,826 .
PM Peak Hour Net New Trips (ITE'Esdmates) 1,025 2-way Maximum Service Flowrates (SF yux) Signifi-
Link Trip DRI Trips E+C # Signals LOS LOS LOS LOS LOS LOS LOS PCT of cant!
Route Segment Pet Dally ~ PMPK #lanes permile S10 A B [ D E SIO  Impact >5%
us 41 N of South Rd 7% 758 72 6 2.7 E - - - 2,400 5220 5,220 1.38% N
N of College Pkwy 20% 2,165° 205 & 27 - E - - - 2,400 5220 5220 3.93% N
N of Cypress Lake Dr 21% 2,273 215 [3 27 E - - - 2,400 5,220 5220 4.12% N
Project to Cypress Lake 39% 4222 400 6 2.7 " E - - - 2,400 5,220 5,220 7.66% Y
Six Mile Cypress to Project 20% 2,165 205 6 i1 E - 3,350 5.170 5,480 5,480 5,480 3.74% N
. N of Jamalca Bay West 14% 1,516 144 6 1.1 £ - 3,350 5,170 5,480 5,480 5,480 2.63% N
Cypress Lake Dr W of South Polnte Blvd 8% 866 82 4 3.3 3 - - 1,670 3210 3,650 3,650 2.25% N
W of Summerlin Rd 17% 1,840 174 4 3.3 3 - - 1,670 3,210 3,650 3,650 4.77% N
Summerlin Rd to Project 35% 3,789 359 4 33 E 1,180 4,360 4,990 5,120 5,120 5,120 7.01% Y
Project to US 41 4% 433 41 6 33 E - - Co- 3,400 5,190 5,190 0.79% N
Danlels Pkwy W of Metro Pkwy 2% 2,382 226 [ 2.9 E - - - 3,400 5,190 5,190 4.35% N
W of Six Mile Cypress Pkwy 16% 1,732 164 6 .5 13 - 2,490 5,460 5,860 5,960 5,960 2.75% N
Summerlin Rd N of Gladlolus Dr 7% 758 94 4 I 3 §,180 4,360 4,990 5,120 5120 5,120 1.84% N
N of Cypress Lake Dr 12% 1,299 162 4 1.1 E 1,180 4,360 4,990 5,120 5,120 5,120 3.16% N
Table 3C
Proposed DRI Assignments
WKDY Dally Net New Trips (ITE Estimates) 12,845
PM Peak Hour ivet New 'frips {ITE Estimates) 1,230 2-way Maximum Service Flowrates (SF wx) Signlfi-
Link Trip DRI Trips E+C  #Signals LOs LOS LOs LOS LOS LOS LOS  PCTof cantl
Route Segment Pet Dajly  PMPK #lanes permile  STD A 8 [ D E SID  Impact >5%
Us 41 N of South Rd . T% 899 .86 6. 2.7 E - - 2,400 5,220 5,220 1.65% N
N of College Pkwy 20% 2,569 246 6 2.7 E - - 2,400 5,220 5,220 471% N
N of Cypress Lake Dr 21% 2,698 258 [ 2.7 E - - - 2,400 5.220 5220 4.94% N
Project to Cypress Lake 39% 5010 480 (] 2.7 E - - - 2,400 5,220 5,220 9.20% Y
Six Mile Cypress to Project 20% 2,569 246 6 1. E - 3,350 5.170 5,480 5480 5,480 449% N
N of Jamaica Bay West 14% 1,798 172 6 L E - 3,350 5,170 5,480 ‘5,480 5,480 4% N
Cypress Lake Dr W of South Polnte Bivd 8% 1,028 98 4 33 E - - 1,670 3210 3,650 3,650 2.68% N
W of Summerlin Rd 17% 2,184 209 4 3.3 E - - 1,670 3210 3,650 3,650 5.73% Y
Summerlin Rd to Project 35% 4,496 431 4 3.3 E 1,180 4,360 4,990 5,120 5,120 5,120 842% Y
Project to US 41 4% 5t4 49 6 33 £ - - - 3,400 5,190 5,190 094% N
Danlels Pkwy W of Metro Pkwy 2% 2,826 271 6 2.9 E - - - 3,400 5,190 5,190 5.22% Y
W of Six Mile Cypress Pkwy 16% 2,055 197 [ 1.5 E - 2,490 5,460 5,860 5,960 5960 331% N
Summerlin Rd N of Gladlolus Or 7% 899 86 4 1.1 E 1,180 4,360 4,990 5,120 5.120 5,120 1.68% N
N of Cypress Lake Dr 12% 1,541 148 4 1.1 E 1,180 4,360 4,990 5,120 5420 5,120 2.89% N




90/50 Ad PApun4 79 N %681 g g 9 0zl's 0zl's 066' 09€'% 081l 0Tt 8bl  650'€ 1487 %5'6  bOT'TE 106'67 6671 %Sl 00T'IE 00€'27 4q e} ssa4dd jo N
90/50 Ad Papuny 19 N %891 g [ [ 021 0zl's 066'7 09€'y 081'1 9T 98 955'7  ¥9¥'T  %S'6_ 806'9T 1h6'sT 85/ %L0 00497 000'sT 4Q SNjOIpE|D) JO N PY UlawIng

uauBas pauensuod 4] 9T'| N %IEE El E] 2 096's  098's 09+'S 06+ - CILL 161 9ISL  99E'S  %l'6 06578 896'8S L %O 00£'09 001'€€ Awoig ss24dAD 3l XIS J0 M
A %KTS 3 3 3 061 00¥'E . - - £51'% 14 988'E  bI¥'E %6 80LTH 815'E 8T %9T 006:6€ 009°1€ Anold 0034 JO AN AMyd SpIUEQ

N %60 a [¢] a 061's 00%'¢ - - - 870'c 24 6L6'C 168'T 6€L'TE 9L1€ 314 %90 0072 005°'0¢€ 1% SN 1 123lo4d

A %8 9 [ ] orl's  otl's 09€Y 081l S60'E 16 99 S8S'T  %l'6  08T'6T 11+'82 68L'€ %90 002'Z€ 005'0€ 328j0.d 01 py UjaWiLINg

A %ELS 3 a a 059'¢ 017 - - VILE 607 SI0'E P9 %16 PEI'EE 09067 0v8'l 006'0€ 0¥ PY UlHaWwng 4o A
N %897 a a2 059'¢ 012’ 0291 - - SE1' 86 L60'T  0S9'L %I 06€TT YE1'8) 998 00061 000°€ pAIg 23U10d LANOS JO M4 e ssaadAD

N %bI'€ El 4 4 08y's 08's 0L1'S 0SE'E - LITL L SKO'L TOT9 %S6 €91 ¥87's9 9IS'| 008'99 00165 353)A Aeg eorewef jo N

N %6+¥ 2 o5 2 08y's  08's 0Ll's 0SE'E - 0SI'y  9¥T  b06'E S6S'E %08 e6L'8 SE6'tY 91T 001'2¢ 009'0% 23[0.d 03 5534d4 DIl XIS

A %0T6 E] E] 3 0TT's  00¥'T - - - S0ty 08y Sul't 0EY'E %08 99S'9% 8.8y 1444 001'Zy 009‘0¢ e sseudAD 01 393]04d

3upWBas pauleasUOD 80'( €01 N %6 d f 3 0zL's 00+'T - - - z19's 85T bSE'S 919y %08 976'99 £18'25 €LTT 001°09 00Z's% 4g ey sseddhD Jo N

JuaLuBas paujesisuod S0l 00'l N %IL¥ d El El 077'S  00¥'Z. - - - 99%'s WL Qs S6L'Y %08 S¥T's9 5£6'6S $91°C 001'79 00€'€S Awod @89)03 Jo N

Juewdes pauieasuey SO - BT 0 N %591 ] f] 3 - 072's T 00¥'T T < - - 08¥'S 98 U THOV'S S8 %0'B" " 0S§'29 w09 "8SL 00719~ © 000§ -~ eTroT <o PYynogjoN 7SN -
Sewsy [mol Qoyg  %s<  9edw| [BOL OoNE WX3 QIS 3 a ) g v ™SI NG TO¥e ®X§ wry  §00C ¥00Z 2 $00T SeeT TEWESS sinoy
soned 5/A aued o 104 so1 so1 SO1 SOl sO1 el el 6007 00T 4@ /M LAYV iavvy Hun

pauteasuod -yuBig (XYW 45) seIRIMO}4 BDIAIDS LUNWIXE ABM-T NOH ead UOSEIS Head 14 pasodody
ab 219eL

90/50 Ad P3pund 19 N %1€ g [ [ 0zI's  0Tl's - 066'% 09¢'y 081t ITTE 791 6S0'E 1¥8'7 %56 bOT'TE 106'6Z [714] 00C'I€ 00€'2T 4Q ey ssa4ddo Jo N
90/50 Ad P3pund 19 N %81 ] El [ 071's 0Z1's 066'% 09¢€'y 08I'l  0§9T  t6 9S5'T_ vI¥'l %56 806'9T The'sT 85/ 00£'57 000'5T 4 SNIOIPED JO N PY ujpawiung

auawBas paujensuod of'l 9| N %I19¢€ 4 4 B 096's  098' 09%'s 06+'C - 1€4'4 SIT 9IS 99€'S  %l'6 0658 89685 [ 00£'09 001'€€ Aoy s524d43 Bl XIS 4O M
A %0LS 3 3 3 061's 00¥' - - - 81y 961 988'E pIF'E %6 80LTH 816'LE T8ET 006'6E 009°1€ Anold 0212l JO M Amod spplueq

N %01 g a a 061'S 00¥'€ - - - ££0'€ bs 646'T 1687 %l'6_ 6ELTE AL ey 00TLE 005'0€ 1% SN ©3 393jo4d

A %0T6 [] ] [ az's  oTl's 0667 09€' 0811 SEl't 1y 99T §8S'T %6 08T'6T 11982 68L'€ 0072 005°0€ 33304g 01 Py ujjaWiWNG

A HITY 3 Q a 059'€ []k43 029'1 - - e 6T SI0'E PP9'T %16 YEI'EE 090'6C or8'l 006'0€ Q0¥ PY UAUILING JO AA
N %967 a_a > 059'c _ 0IT'E 09' - - ST 801  LE0'T  0S9't  %I'6  06ETT [K] 998 000'6 000'E1 PA/g 23Ul0d YINOS JO A 4 e sseudAD

N %ErE 4 ] E] 08r's  08¥'s 05€E'E - 881  Sh0'L 009 %56 E91'%L ¥8T'59 915l 00899 001‘€S 59 Aeg eorewef jo N

N %le¥ 2 2 2 08¥'s 08%'s oLl's 0SE'E - 69T B06'E S6S'E %08 66L'BY SE6'Y §91'T 001°4¥ 0090k 130[04g 63 552444 B|fAl XIS

A %00l 3 3 3 0zT's 004'T - - - §7§  su't OEV'E %08 995'9% 8.8k Wy 001'Ly 009’0k e ssadd) o 193j04d

uewdas pauenssuod 0| €0l A %S 3 3 3 0TT's 00'T - - - €8T bSE'S 919 %08 976'99 £28'1S €T 001'09 00T'9% 4q ey sse4dis jo N

uawdas paujensuod  §0°| 00| A %S1S ] E] 3 0zz's 00+'T - - - 697 0T’ S6L'y %08 SYT'S9.  SE6'6S 91T 00£'ES Awoid a8af0D Jo N
uawdas pauensuod  §0') 0l N %08') 3 4 3 07z's 00¥'T . - - 6 YOb's SE8'y %08 05549 5’09 [ %LT 001‘05 PY \pnos jo N 1 SN

Tewey j|mol aoMe %G< edw| [EOL TG 3 a 3 g v ol Mg Tood B wry  600C ¥00T ey 00T %661 TIRWEEY Moy
soped o/A Bued o 104 so1 SOl sO1 ey} SO sO1 €007 007 180 /M LaVY {moun iawy

paujensuod L (XYW 45) S31BIMOI 3DIAISS WNWIIXEL ABM-Z Jnop yead uoseas yead A PRI

6007 40} 3591 AJisioApy pue asuedyudls

V¥ 2lqelL



3LADES

CHARLOTTE

A

CT PROPERTY

COLLIER

5}
MMOCKALEE RDICR 8%

GOLDEN GATE BLVD

Centraiil)ér‘k' T T ACeA
General Location Map Vg‘;??g? :

6

* Urban Planning
Landscape Architecture
Civil Engineering
Traffic Engineering
Environmental Science
fL 336

Date: 03-31-05 Miles

Basik Devlopment Suite 305 Sources: FGDL and Lee County Property Appraiser
720 Goodlette Rd Naples, FL. 34102 | |tis the end user's responsibility to verify the data contained hereon.

Project Number: 80817
FILE: \wanday_servengIs\Projecls\800\808\8081 \TIS\B0817-Exhibit1.mxd



0002 2 7 4K

l l I l - l. i l - l\.«.ﬁ.r.\.l‘..i\?rlﬂ!.&ﬂ.\llh.ﬂn'@:?ﬁ.anﬂil

£2sz-4ce(1r6) AvS  OAKS-ECE{1vd) TOMY
Z140C YOOU SYIULN 1N0J ¥0) 1S = AYKXNYY SSI4LD Tun X5 (0C08
JHoe dYN *$10APAING PUV] ® SIouuv{d 's1d3ujdug [vuolss3jold
NV1d LN3IWJ0N3IA3Q d3LSVN aup ‘Gumanmfusg syungy
QoaTTET RETy el 0002 ‘LZ HOYVA :03SIATY .
51065 TEFTTIq = 95e) Bujuoy . A8
ONo-ao\mcoﬁ:Fo @ Uy SuoL3Lpuod 03 3I3LGNS dALNAD VT SS3UdAD Q34Vd3dd
— ey BE— — — —— = = - - - - - - — < - -
0, QuURLpLRITY .
A..__<m._. :2<:2<._.v P SN
—u=f - - b _ - I
‘ \HHHH!HH.( HH.,HHI. SR ! " o 4ol Yy da.mwﬁxu Izo_::m .“.."! T T “_ T DR
| AT ey e SSUTERE sew ¥ wiie 111 b
i1 5 . I =" woxi L1101 el
! — —nan_ /wa\ o } : /L | I | nlnlul.l|\&_ | “ y 100 IBR! | ! ! 2
Tal [ poveevisi seansall HSYX VD r-1 ﬁ“ﬂjl g S1IU0 ) I Vol
sol ._. Mg .“ _—d 1l Bl wossimw o & P -
e r i 3 11 deSHTIVIO ¥ A ¢ ¢ —
- i R 1 2100 T
! M ”__ “ ” H simn oy | 1B 1 P Pl
_ GHSHTIVIO vl
| mJA vuAv1S3Y | | ! “ T _n | b e I : “ Col -
5 15K I 1ot ! b o iy P
2 - “ “_ ! I P
0 Iy | - — — L ] L
| n J NZTULUULT i dpulpniyndiye 2y (2) 03 S nlegluglagingiugioglingtugiogiugl B
! YUNII ONJOHS ONUSDCT " - . — == ; i
' . VI odwsuTvao wvd X3 | m
an _ ) ’ ¢ ”w.,_ m ! !
m P
ININGOTIA3Q P
- [ —————— - . 3sn a3xin SRS :
| 3 J \ IN3MJOI3ATO 35N 03XIN 9 107 [riiiiiiiiiiigvyieesiiiiiiie ;
=z _\L L B, 1031 :
m . s e b T i .
i S |
llllllllll o : '
..---W!..ﬁ ............................... e CRELE & S :
e e e S st R -
@ ) | 3SYHJ ~ | Il ASViHd N
S3DIAN¥3S LIN3WJO13A3Q -




| BRANTLEY ROAD: I
Jo BRANTEE L

'SUMMERLIN ROAD™ " "

SUBJECT PROPERTY

METRO PARKWAY. -

Central Park

Study Area

Date: 03-31-05

S
3,000
Feet

Basik Deviopment
720 Goodlette Rd

Suite 305
Naples, FL 34102

Urban Planning
Landscape Architecture
Civil Engineering
Traffic Engineering
Environmental Science
FL 336

Vanasse
Daylor

Sources: FGOL and Lee County Property Appraiser
Itis the end user's responsibility to verify the data contained hereon.

Project Number: 80817
FILE: \Wanday_servengis\Projects\800\808\80817\TIS\80817-Exhibit1.mxd



APPENDIX

. Study Methodology Memorandum of Understanding & Follow-up Cofrespondence
. The Lee Plan Excerpts

. Lee County Generalized and Link-specific Service Volume Tables

. Lee County Traffic Count Data

. Internal Capture Deduction Computations

Cypress Lake Center NOPC Transportation Impact Assessment Appendix -
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Urban Planning

Project no. 80817.01 Landscape Architecture

Civil Engineering -

M E M 0 RA N D U M . ' . . Traitic Engineering
Environmental Sciences

To: PARTICIPANTS FL 366

From: E. Randy Spradling, P.E.

Date: =~ March 24,2005

Re: Central Park MPD/Cypress Lake_Center'

NOPC Traffic Methodology Memorandum of Understanding

A meeting was held today at Lee County DCD to discuss the proposed traffic study methodology
for the subject project, with the following attendees:

Keith Basik

Robert G. Rentz, P.E., Lee County Department of Community Development
Andy Getch, P.E., Lee County Department of Transportation

Ken Heatherington, Southwest Florida Regional Planning Council

Randy Spradling, P.E., Vanasse & Daylor LLP

Project information:

Project is located on approximately 68.5 acres on the southwest quadrant of the US 41 (SR 45) &
Cypress Lake Drive intersection in unincorporated Lee County south of Fort Myers. The
purpose of the proposed sixth amendment is to adopt a new Map H to reflect the change in Tract
B and Lot 6 of Phase II, to reduce the office square footage and number of hotel rooms, and to
eliminate the ALF uses, and to extend the buildout and termination dates to June 19, 2009.

Below are the permitted and proposed uses along with their respective intensities:

Land Use Permitted Proposed Change

Shopping Center 336,340sq ft  336,340sqft  No Change
Business Corporate Office 40,000 sq ft 30,000 sq ft  -10,000 sq ft
Executive Business Office Park 165,000sq ft  102,200sq ft  -62,800 sq ft
Hotel complex (including 200 seat restaurant 275 tooms 104 rooms  -171 rooms
and 100 seat conference center)

Multi-family Residential 210 du 168 du -42 du

‘The overall Cypress Lake project is nearly built out, with all site accesses to the arterial roadway

network constructed and with all traffic associated with the existing development composing part
of the background traffic volumes. Additionally, the transportation improvements that were
committed for construction and/or funding as part of the Cypress Lake DRI have already been
constructed.

12730 New Brittany Blvd., Suite 600, Fort Myers, FL 33907 + 239.437.4601 ¢ 239.437.4636



TIS Methodology:

Background traffic volume projections will be made using the 2004 Lee County traffic count
data as a basis and using a 2009 Planning Horizon.

Trip Generation estimates will be based on the following assumptions:

Develop a comparative trip generation analysis using the assumptions outlined in the
original ADA Submittal, estimating the site-generated trips for the perm1tted existing,
and proposed land use programs using the current ITE Trip Generation, 7™ Edition under -
the following land use codes:

Retail commercial uses will be aggregated into Shopping Center (ITE LUC 820)
Business Corporate Office trips using Medical-Dental Office Building (LUC 720)
Executive Business Office Park trips using General Office Building (LUC 710)

Hotel Complex trips using the Motel (LUC 320)

Multi-family Residential trips using Residential Condominium/Townhouse (LUC 230)

These land use program assumptions are consistent with those used in the 1985 ADA
submittal Question 31 response authored by Barr, Dunlop & Associates, Inc., and the
fourth codified amendment that added the multi-family residential component to the DRI

Use the data and methodologies contained in the ITE Trip Generation Handbook, Vi
Edition, to estimate Internal Capture and Pass-by deductions.

Since the existing development in Cypress Lake Center is already part of the Background
traffic, a proportionate share of the permitted trips representing the existing development
will be computed and will be subtracted from the permitted use and proposed use trips.
These remaining trips will be used in the Link LOS analyses once they are dlstnbuted on .
the roadway network.

Site-generated Trip Distribution and Assignment will be consistent with the distributions and
assignments contained in the SWFRPC NOPC Land Development Transportation Assessment
dated December 28, 1999.

Link LOS and Significance analyses will be conducted to determine significance (5 percent of the
Performance Standard Maximum Service Flowrate for each specific link) and to verify whether
adverse regional impacts are projected to occur because of the proposed change. No intersection
analyses will be provided. Lee County has established LOS E as the performance standard. The
Lee County Link-specific service flowrates will be used in this analysis, except for those links
that have been improved since 2002: those links will use the Generalized LOS tables.

A Report will be prepared documenting the assumptions, findings, conclusions, and
recommendations.

If your recollection differs from this, please contact me by 1200 Noon, Monday, March 28, 2005.
End of Memorandum

I:\Projects\808\80817\Traffic\8081 7MOU'1rev.doc 2



Randy Spradli_ng

From: Randy Spradling

Sent: Monday, March 28, 2005 2:34 PM

To: '‘Andrew Getch'

Cc: kbasik@aol.com; john.czerepak@dot.state.fl.us; Robert Rentz; kheatherington@swfrpc.org;
. Ron Nino

Subject: RE: Central Park/Cypress Lake Center DRI

Andy -

THX for getting these reports to me. While it may be simpler to use monitoring report
data for subtracting the existing site trips from the background volumes, I'm uncertain
whether the land use mix in 1999 is the same as it was in 2004? Absent a monitoring report
that is more recent than 1999,I would be hesitant about following this procedure. Further,
in order to be consistent, the TMR material should be used to develop an overall site trip
generation rate, although that would require more effort than using the procedure that
SWFRPC appears to have used in developing the 1999 report.

The SWFRPC report left a few steps out of the narrative that would have explained how they
reached their conclusions. I have been "reverse engineering" the spreadsheets and have
concluded that both the existing and proposed trip end rates were developed using ITE Trip
generation rates. Tables 3 and 3A allude to it.

On closer examination of the SWFRPC report, it appears that the "existing DRI trips" that
were subtracted from the background traffic were also estimated using ITE Trip Generation
rates (See Table 3A). These trips were then subtracted from the 1998 AADT volumes in
Table 4, after which the 2002 projected peak hour volumes were estimated. The total DRI
trip assignments were added back into the projections for use in determining significance

and adversity.

We have the general land use data for the in place development; it isn't that much effort
to determine a proportionate share of the trips based on the site-generated trip estimates
for the buildout program. This will allow some procedural consistency in development of

the estimated trips.

E. Randy Spradling, P.E.

Director of Transportation
VanasseDaylor

12730 New Brittany Blvd., Ste. 600
Fort Myers, Florida 33907

PH: 239-437-4601

FX: 239-437-4636

www . vanday . com

————— Original Message-----

From: Andrew Getch [mailto:GETCHAJ®@leegov.com]

Sent: Monday, March 28, 2005 2:19 PM

To: Randy Spradling

Cc: kbasik@aol.com; john.czerepak@dot.state.fl.us; Robert Rentz;
kheatherington@swfrpc.org; Ron Nino

Subject: RE: Central Park/Cypress Lake Center DRI

Unless I missed it, we don't appear to have a copy of the 1999 report in
our scanned files. Attached are the 1996 and 1997 reports which are the
most recent in our file. The 1996 report would appear to have the
highest P.M. peak hour trip generation at 1,270 total driveway trips.
The 1997 report shows 952 P.M. peak hour. If I remember correctly, 1996
was the last report when Wal-Mart was still in Cypress Lake Center.

Andy Geﬁch, P.E.
Senior Engineer



Lee County Department of Transportation
getchaj@leegov.com

" PHONE (239) 4795-8510

FAX (239) 479-8520

>>> "Randy Spradling" <RSpradling@VANDAY.coms> 03/28/05 11:36AM >>>
Thank you for your clarification; Do you have a traffic monitoring
report that is later than the 1999 report provided by FTE?

————— Original Message-----

From: Andrew Getch [mailto:GETCHAJ@leegov.com]

Sent: Monday, March 28, 2005 11:34 AM

To: Randy Spradling

Cc: kbasik@aol.com; john.czerepak@dot.state.fl.us; Robert Rentz;
kheatherington@swfrpc.org; Ron Nino

Subject: Re: Central Park/Cypress Lake Center DRI

- Randy,

Here are my comments on the revised methodology. You had called me
after the meeting about how to estimate the amount of existing site
traffic to "remove" from the background traffic, To keep it simple, I
would recommend using the last available monitoring report to estimate
the existing site trip generation to "remove" from total AADT in the
2004 traffic count report. BAs a clarification, a recalculation of the
trip generation for the permitted uses is probably not necessary. Only
a

calculation of the trip generation for the proposed uses.

I would add that the significance and adversity tests are based on
F.A.C. 9J-2.045. The purpose is to determine if the NOPC has
additional

regional impacts. A demonstration that the NOPC has equal or fewer
significant and adverse roadway segments than the ADA will allow staff
to determine that the NOPC is unlikely to have additional
transportation

regional impacts.

The proposed development parameters are the choice of the developer.

Andy Getch, P.E.

Senior Engineer . .
Lee County Department of Transportation
getchaj@leegov.com

PHONE (239) 479-8510

FAX (239) 479-8520

>>> "Randy Spradling" <RSpradling@VANDAY.com> 03/28/05 08:53AM >>>
Attached is the revised Traffic MOU for the subject project. PLS let
me know by Noon Tuesday, March 29th, 2005 if your recollections differ
from what is outlined in the MOU.

E. Randy Spradling, P.E.

Director of Transportation

VanasseDaylor

12730 New Brittany Blvd., Ste. 600

Fort Myers, Florida 33907

PH: 239-437-4601

FX: 239-437-4636

www.vanday . com
<<B80817MOUlrev.doc>>



POLICY 22.1.4: Lee County will continue to use the 2000 Highway Capacity Manual and the
1998 Florida Department of Transportation Level of Service Manual to calculate levels of
service, service volumes, and volume-to-capacity ratios. (Amended by Ordinance No. 98-09,
Relocated by Ordinance No. 99-15)

OBJECTIVE 22.2: CONTSTRAINED ROADS. Due to scenic, historic, environmental, aesthetic,
and right-of-way characteristics and considerations, Lee County has determined that certain roadway
segments will be deemed “constrained” and therefore will not be widened. Reduced peak hour
levels of service will be accepted on those constrained roads as a trade-off for the preservation of the
scenic, historic, environmental, and aesthetic character of the community. (Amended by Ordinance
No. 99-15, 00-08)

POLICY 22.2.1: vConstrained roads are identified in Table 2(a). (Added by Ordinance No. 99-
15, Amended by Ordinance No. 00-08)

POLICY 22.2.2: A maximum volume-to-capacity (v/c) ratio of 1.85 is established for the
constrained roads identified in Table 2(a) that lie in the unincorporated area. No permits will be
issued by Lee County that cause the maximum volume-to-capacity ratio to be exceeded or that
affect the maximum volume-to-capacity ratio once exceeded. Permits will only be issued when
capacity enhancements and operational improvements are identified and committed for
implementation that will maintain the volume-to-capacity ratio on the constrained segment at or
below 1.85. (Amended and Relocated by Ordinance No. 99-15, Amended by Ordinance No. 00-
08)

POLICY 22.2.3: For each constrained road identified in Table 2(a), an Operational
Improvement Program is hereby established. This program identifies operational and capacity-
enhancing improvements that can be implemented within the context of that constrained system.
The Operational Improvement Program for constrained roads is identified in Table 2(b).
(Amended and Relocated by Ordinance No. 99-15, Amended by Ordinance No. 00-08)

OBJECTIVE 22.3: TRANSPORTATION CONCURRENCY MANAGEMENT SYSTEM. Lee
County will utilize a transportation concurrency management system consistent with the
requirements of Chapter 163.3180, F.S., and Rule 9J-5.0055, F.A.C. (Added by Ordinance No. 99-
15, Amended by Ordinance No. 00-08)

POLICY 22.3.1: Lee County will measure concurrency on all roads on a roadway segment-by-
segment basis, except for constrained roads and where alternatives are established pursuant to
Chapter 163.3180, F.S., and Rule 9J-5.0055, F.A.C. (Amended by Ordinance No. 98-09,
Amended and Relocated by Ordinance No. 99-15, Amended by Ordinance No. 00-08)

POLICY 22.3.2: Lee County will continue to annually identify roadway conditions and
available capacity as part of its concurrency management report. The report will identify both
existing traffic conditions and forecast traffic conditions. The available capacity for existing
conditions will include the added capacity of roadway improvements programmed in the first
three years of an adopted County Capital Improvement Program or State Five-Year Work
Program. (Added by Ordinance No. 00-08)

POLICY 22.3.3: All proposed development activity (local development order requests), except

that which affects constrained roads and roads subject © concurrency alternatives, will be
reviewed against the available capacity identified in the annual concurrency report based on

Transportation II1-5



TABLE 2(a)

CONSTRAINED ROADS
STATE AND COUNTY ROADS

. MAINTENANCE CONSTRAINED
_ ROADWAY SEGMENT RESPONSIBILITY 'CONDITIONS
. . ROW, Scenic, Aesthetic,
Captiva Road Blind Pass/South Seas Plantation County 0 . eeme, Aesthetic
Environmental
Daniels Parkway Metro Parkway/I-75 County ROW
Estero Boulevard Center Street/Big Carlos Pass County ' ROW, Scenic, Aesthetic
) : Big Carlos Pass/Bonita Beach Scenic, Aesthetic,
Hickory Boulevard Road County Environmental
McGregor Boulevard Colonial Boulevard/ College Stat ROW, Scenic, Aesthetic,
(SR 867) Parkway ¢ Historic, Environmental
Pine Island Road Shoreview Drive/Little Pine c ROW, Scenic, Aesthetic,
~ (Matlacha) Island ounty Environmental
San Carlos Boulevard (SR 865) . ROW, Scenic, Aesthetic,
(Matanzas Pass Bridge) Center Street/Main Street State- Envirénmental
South of Daniels Road/North
US 41
Airport Road State ROW
, . ' ROW, Scenic, Aesthetic
0Old 41 ) > ,
d , Bonita Beach Road/ Terry Street County Historic |
Gulf Boulevard Boca Grande County Seenic, Aesthetic, Historic,

Environmental

(Amended by Ordinance No. 98-09, 00-08)

TABLE 2(a) - Page 1 of 1
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Generalized Peak Hour Two-Way Service Volumes

Lee County

Urbanlzed Areas

d:\los02\input1

Unlnterrupted Flow Highway
Level of Service -
Lane | Divided A B . C D E
2 Undivided 170 530 1200 1700 2,280
4 Divided 1,740 2,820 4,080 5,280 6,000
6 Divided 2,610 | 4,230 6,120 7,920 9,000
Arterials
Class | (>0.00 to 1.99 signalized intersections per mile)
* Level of Service :

Lane Divided. A B C D E
2 Undivided e 500 1,330 1,570 1,620
4 Divided 790 2,860 3,330 3,410 “

6 Divided 1,180 4,360 4,990 5,120 **
8 Divided 1,550 5,640 6,340 6,480 w
Class Il (>2.00 to 4.50 signalized intersections per mile)
Level of Service :

Lane Divided A B C D E
2 Undivided * 370 1,160 1,480 1,570
4 Divided * 850 2,570 3,150 3,310
6 Divided * 1,330 [ 3,930 4,740 | . 4,970
8 Divided * 1,750 5,210 6,130 6,430

Level! of Service

Class Il (more than 4.50 signalized intersections per mile)

Lane Divided A B C D E
2 Undivided * * 640 - 1,270 1,490
4 - Divided * * 1,520 2,870 3,140
6 Divided * i - 2,360 4,400 4,720
8 Divided * * 3,100 5,740 6,100

Controlled Access Facllities
Level of Service

Lane Divided A B .C D E
2 Undivided 220 1,300 1,640 1,690 *

4 Divided 480 2,840 3,460 3,560 *
6 Divided 720 4,370 5,190 |[. 5,340 *
Collectors

Level of Service

Lane Divided A B C D E
2 Undivided * * 830 1,400 1,500
2 Divided * * 980 1,470 | 1,580
4 Undivided * * 2,070 2,850 3,010
4 Divided * * 2,170 3,000 3,160

Note: the service volumes for I-75 (freeway) should be from FDOT's most
current version of LOS Handbook. '
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K30 and Koo Factors at
Permanent Count Stations

STATION
# Kao Kio
1 0.095  0.092
2 0.097  0.094
3 0.104  0.094
4 0.101 0.096
5 0.100  0.093
6 0.106  0.097
7 0.105  0.099
8 0.082 _ 0.072
9 0.083  0.080 |
10 Under Construction
11 0.109  0.102
12 0.102  0.083
13 0.094  0.090
14 0.087  0.085
15 0.109  0.102
16 0.098  0.093
17 0.108  0.094
18 0.110  0.102
J19  -0.003 - 0,087}
20 0.104  0.096
21 0.110  0.101
22 0.107  0.101
23 Under Construction
24 0.085  0.077
[ 25 0.105  0.095]
27 0.103  0.088
28 0.099  0.093
29 0.102  0.099

STATION

- # Kao K1oo
30 0.100 0.09
31 0.093 0.089
33 0.128 0.112
34 0.099 0.095

-36 0.124 0.115
37 0.097 0.091
38 0.118 0.109
39 0.089 0.082
40 0.096 0.088
42  Under Construction
43 0.109 0.103
44 0.086 0.082
45 0.114 0.107
46 0.108 0.101
47 0.096 0.090
48 0.126 0.119
49 0.092 0.087
50 0.098 0.093

51 0.132
52 0.100 0.091
53 0.107 0.095
54 0.094 0.087
55 0.087 0.082
56 0.093 0.088
57 0.102 0.095
58 0.096 0.091

0112 - -
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Ronald F Nino, AICP

Vanasse

Daylor s

Senior Planner

Mr. Nino has a broad professional background in land use planning and relat-
ed activities that include representing private clients in the approval of land
development plans and associated regulations. This experience includes
serving both public and private clients spanning more than forty (40) years
of continuous planning practice in all aspects of community planning and
development. Prior to his position at Vanasse & Daylor, Mr. Nino was
employed by Collier County for 13 years at various levels of planning
responsibility. On both the public and private sector side he has been
involved in the preparation of comprehensive plans, the development of land
use regulations, plan amendments and the approval process attendant to var-
ious types of land use applications to government.

Positions Held:

Senior Planner, Vanasse & Daylor, Ft.Myers, Florida: Project
Planner/Manager for Clients seeking Comprehensive Plan amendments and
zoning changes to local government Growth Management Plans and Land
Development Codes. He serves as project analyst and coordinator for sever-
al Due Diligence Studies of both large and small parcels of land in a multi-
county area of SW Florida.

Planning Manager, Collier County, Naples, Florida: Responsible for expe-
diting the functions of the current planning section of the Planning Services
Department with responsibility over the approval of all zoning related appli-
cations and the administration of the county's zoning regulations.

Chief Planner/Principal Planner, Collier County, Naples, Florida:
Responsible for project coordination and principal planner for the approval
of major land use development applications including all Collier County
DRI projects during that time period.

Ronald F. Nino & Associates, Grand Blanc, Michigan: Operated
Community Planning consulting firm and personally conducted a wide
range of community development plans and feasibility studies inclusive of
comprehensive plans and land development regulations.

Tomblinson, Harburn & Yurk, Flint, Michigan: Served as planning director
for this architectural and multi-disciplined consulting firm directing the
provision of planning services to client communities throughout Michigan
resulting in the preparation of a wide range of development plans and spe-
cial studies.

Representative Projects:

Buckley Property, Naples, FL
Site planning, transportation and engineering analysis for 22-acre mixed use
development

Education:

Diploma; Architecture, Ryerson
Polytechnical Institute(now Ryerson
University) Toronto, Canada

Bachelor of Science, Urban Planning
Michigan State University

MUP Master of Urban Planning
Michigan State University

Master of Science, Resource
Development , Major Land Use Law
Michigan State University

Continuing Academic Credits

Univ of Wisconsin - Real Estate
Feasibility and Market
Analysis

Univ. of Wisconsin - Environmental
Impact Statements

Mass.Institute of Technology.-
Program for Urban Executives

University. of Michigan - Doctoral
Studies in Public
Administration (20 semester
hours)

Lincoln Institute of Land Policy -
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Urban Planning

Landscape Architaciure

February 3, 2005 '
Civil Engineering

Mr. Fred G. Drovdlic, AICP

Senior Planner

P.O. Box 398

Fort Myers, Florida 33902-0398 s

Traffic Engineering

Environmental Science

Re: Central Park
DCI2004-00085- PDL Application (Major PD)

Dear Mr. Drovdlic

As the project manger for the above referenced application, we are taking this
opportunity to supplement our sufficiency response dated January 27, 2005 with certain
environmental information requested by Ms. Kim Trebatoski.

On January 27, 2005 we met with Ms. Trebatoski and Ray to discuss certain information
that was requested in the December 31, 2004 sufficiency review report, specifically with
respect to open space and indigenous vegetation preserve requirements as they applied to
the original Cypress Lakes Center DRI of which Central Park is a subcomponent. We
believe it was agreed that any consideration of open space and indigenous preserve
requirements would be based on the entire area of the DRI and that we would furnish
staff computations and an aerial map showing the spatial location of indigenous preserves
and computation of area by our CADD staff.

We have determined that the following open space and indigenous preserve requirements
would be applicable:

Area of Cypress Lakes Center @68.5 acres

Land Use Required Open Space Required Indigenous

All commercial @68.5 AC | 68.5 AC X 30%=20.55 AC |20.55 AC X 50%=10.275
Mixed wuse same bldg

@68.5 AC Same as above Same as above

Stand alone M.F on 4AC or | 64.5 AC X 30%=19.35 AC

less and balance | 4.0 AC X40%= 1.6 AC |20.95Ac X 50%=10.47 AC
commercial/mixed Total =20.95

We have delineated indigenous preserve areas on an aerial map depicting the boundaries
of the Cypress Lakes Center DRI as shown on Map H Cypress Lakes Center DRI Master
Plan including two areas not shown on said Master Plan but which were established as
part of a prior zoning action as this relates to Central Park. Our CADD staff has measured
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the area of the indigenous preserve areas so delineated on the aerial map and said area is
determined to comprise some 11.10 acres of land. We can only note that this acreage is
higher than a scenario that provides for 4 acres of Central Park developed purely for
residential purposes. With respect to open space, it is more difficult for us to measure
every pervious surface area without reviewing all prior Development Orders, which
would be a very daunting task to say the least. A cursory review of what is most certainly
pervious areas on the aerial would appear to support the conclusion that there is at least as
much landscaped space as there is indigenous preserve area. Just as importantly, however
is the fact that when you review the aerial you cannot miss the fact that the combined
areas of indigenous and other green space is concentrated primarily in and adjacent to the
Central Park component of the DRI. Clearly, one should note that Central Park is
surrounded on three sides with open/green space.

We would ask you based on this submission to declare our application is consistent with

the requirements of the LDC for open space and indigenous reservation.
/

Smderely T
Va asse lor LLP /,/-*"”

Ronald Nino, A

cc. Keith Basik

1AProjects\30813031 ASuificencnOpen Space incigenous.doc
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See 2 LF-70 ORDINANCE NO. 05-

Lee Can [aNs USES
Hei1aRT Limits :

CAO 8-3-05

ORDINANCE AMENDING THE LEE COUNTY LAND
DEVELOPMENT CODE, AMENDING CHAPTER 2,
ADMINISTRATION, PERTAINING TO TRANSFER OF
DEVELOPMENT RIGHTS (§2-147); AND

AMENDING CHAPTER 6, BUILDINGS AND BUILDING
REGULATIONS, AMENDING DEFINITIONS OF “BEACH OR
SHORE” AND “DUNE” (§6-333); AND

AMENDING CHAPTER 10, DEVELOPMENT STANDARDS,
CREATING DEFINITION OF “DEWATER" (§10-1);
AMENDING APPLICABILITY OF REQUIREMENTS FOR
DEVELOPMENT ORDERS (§10-101); ADDITIONAL
REQUIRED SUBMITTALS (§10-154); TYPES OF
DEVELOPMENTENTITLED TOLIMITED REVIEW (§10-174);
PROVIDING FOR SITE GRADING IN CONJUNCTION WITH
SURFACE WATER MANAGEMENT (§10-321);
EXCAVATION REQUIREMENTS WITHRESPECT TO SPOIL
REMOVAL AND APPROVAL TO DEWATER (§10-329);
AMENDING SUBMITTAL REQUIREMENTS FOR
LANDSCAPE PLANS (§10-414), OPEN SPACE (§10-415),
LANDSCAPE STANDARDS (§10-416); SURFACE WATER
MANAGEMENT SYSTEMS (§10-418); ALTERNATE
LANDSCAPE BETTERMENT PLAN (§10-419); PLANT
MATERIAL STANDARDS (§10-420); PLANT INSTALLATION
AND MAINTENANCE STANDARDS (§10-421);
ESTABLISHING LANDSCAPE REQUIREMENTS FOR
SPECIFIC USES (§10-424); PROVIDING FOR DESIGN
STANDARD APPLICABILITY TO ABOVE GRADE PARKING
GARAGES (§10-602), AND

AMENDING CHAPTER 14, ENVIRONMENT AND NATURAL
RESOURCES, AMENDING DEFINITIONS OF “BEACH”,
“DUNE”, “FWC®, "MECHANICAL BEACH CLEANING”,
“NEST", AND “NEW DEVELOPMENT" (§14-72); PROVIDING
FOR ADMINISTRATIVE EXEMPTIONS FROM THE SEA
TURTLE REQUIREMENTS (§14-74); AMENDING
STANDARDS APPLICABLE TO LIGHTING FOR EXISTING
DEVELOPMENT (§14-75); LIGHTING FOR NEW
DEVELOPMENT (§14-76); PROVIDING FOR ADDITIONAL

SALUVORDINANCIZ005 Amendmenti2003 LDC Amendment wpd 1
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CAO 8-3-05

REGULATIONS AFFECTING SEA TURTLE NESTING
HABITAT (§14-78);, GUIDELINES FOR MITIGATION AND
ABATEMENT OF PROHIBITED ARTIFICIAL LIGHTING (§14-
79); CREATING DIVISION 5, BEACH AND DUNE
MANAGEMENT, PROVIDING FOR DEFINITIONS (§14-170);
PURPOSE AND INTENT (§14-171); DESTRUCTION OR

- DIMINISHMENT. OF DUNE OR BEACH SYSTEM (§14-172),

BEACH FURNITURE AND EQUIPMENT (§14-173); BEACH
RAKING AND WRACK LINE POLICY (§14-174);
PROHIBITION OF VEHICULAR TRAFFIC ON THE BEACH
(§14-175); SPECIAL EVENTS ON THE BEACH (§14-176);
ENFORCEMENT (§14-177); RESTORATION STANDARDS
FOR DUNE VEGETATION ALTERATION VIOLATIONS (§14-
178); AMENDING DEFINITIONS APPLICABLE TO
WELLFIELD PROTECTION, SPECIFICALLY “DEWATER’

(§14-203); PROVIDING FOR A CEASE TO DEWATER

NOTICE (§14-218); AND

AMENDING CHAPTER 30, SIGNS, AMENDING
NONCONFORMING SIGNS (§30-55); PERMANENT SIGNS
IN COMMERCIAL AND INDUSTRIAL DISTRICTS (§30-163);
BILLBOARDS (§30-183); AND

AMENDING CHAPTER 34, ZONING, PROVIDING FOR
DEFINITIONS OF "CABANA", “DEWATER", “FUEL PUMP”,
“FULL SERVICE FUEL PUMP”, “SUFFICIENCY”, AND
“TACTICAL TRAINING FACILITY", AND AMENDING
DEFINITIONS OF “CONVENIENCE FOOD AND BEVERAGE
STORE”, "FUEL PUMP STATION", “SELF SERVICE FUEL
PUMPS’", AND “STABLE, BOARDING” (§34-2); PROVIDING
FOR FUNCTIONS AND AUTHORITY FOR REMAND BY THE
BOARD OF COUNTY COMMISSIONERS (§34-83);
AMENDING GENERAL SUBMITTAL REQUIREMENTS FOR
APPLICATIONS REQUIRING PUBLIC HEARING (§34-202);
ADDITIONAL REQUIREMENTS FOR APPLICATIONS
REQUIRING PUBLIC HEARING (§34-203); DEFERRAL OR
CONTINUANCE OF PUBLIC HEARING (§34-235);

- AMENDING THE APPLICATION REQUIREMENTS

APPLICABLE TO PLANNED DEVELOPMENTS (§34-373),
PUBLIC HEARING (§34-377); AMENDING USE ACTIVITY
GROUPS (§34-622); USE REGULATIONS TABLE FOR
AGRICULTURAL DISTRICTS (§34-653); USE REGULATIONS
TABLE FOR MULTIPLE-FAMILY RESIDENTIAL DISTRICTS
(§34-714), USE REGULATIONS TABLE FOR MOBILE HOME

S:\LUVORDINANC\2005 Amendmenti2005 LDC Amendment.wpd 2




DISTRICTS (§34-735); AMENDING REGULATIONS
APPLICABLE TO ADDITIONS TO RECREATIONAL
VEHICLES (§34-788); AMENDING USE REGULATIONS
TABLE FOR RECREATIONAL VEHICLE DISTRICTS (§34-
791); USE REGULATIONS TABLE FOR COMMUNITY
FACILITIES DISTRICTS (§34-813); USE REGULATIONS
TABLE FOR CONVENTIONAL COMMERCIAL DISTRICTS
(§34-843); USE REGULATIONS TABLE FOR INDUSTRIAL
DISTRICTS (§34-903); USE REGULATIONS TABLE FOR
PLANNED DEVELOPMENT DISTRICTS (§34-934);
AMENDING PROPERTY DEVELOPMENT REGULATIONS
(§34-935); MIXED USE PLANNED DEVELOPMENTS (§34-
940); CREATING. SUPPLEMENTARY DISTRICT
REGULATIONS APPLICABLE TO CABANAS (§34-1182);
AMENDING SALE OR SERVICE FOR ON-PREMISES
CONSUMPTION (§34-1264); COASTAL ZONE PROVISIONS
(§34-1575); PROVIDING DEWATERING APPLICATION
REQUIREMENTS FOR GENERAL MINING PERMIT AND
ISSUANCE OF PERMIT (§34-1675); AMENDING
PROVISIONS APPLICABLE TO RESIDENTIAL PROJECT
WALLS (§34-1743); REQUIRED PARKING SPACES (§34-
2020); HEIGHT LIMITATIONS FOR SPECIAL AREAS AND
LEE PLAN LAND USE CATEGORIES (§34-2175);
AMENDING CLEARING, GRADING, AND FILLING OF LAND
PROVISIONS TO PROVIDE FOR SITE GRADING AND LOT
GRADING PLANS (§34-3104); PROVIDING FOR CONFLICTS
OF LAW, SEVERABILITY, CODIFICATION AND
SCRIVENER'S ERRORS, AND AN EFFECTIVE DATE.

WHEREAS, Goal __of the Lee County Comprehensive Land Use Plan (Lee Plan)
mandates that the county maintain clear, concise, and enforceable development
regulations that fully address on-site and off-site development impacts, yet function in a
streamlined manner; and

WHEREAS, Lee Plan Policies 14.5.3, 77.1.1 and 158.6 require county staff and
private citizen committees to review existing development regulations to determine whether
the regulations can be further fine-tuned and streamlined in order mest the goals,
objectives and poilicies of the Lee Plan; and ~

WHEREAS, the Land Development Code Advisory Committee was created by the
Board of County Commissioners to explore amendments to the Land Development Code;
and

CAQ 8-3-05
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other entertainment.

6. International cruise ships: one space per three people based
on the ship_manufacturers specifications related to the
maximum passenger and crew capacity of the ship.
International cruise ships are ships that usually leave port for
24 hours or more and that provide meals, sleeping
accommodations, gambling or other entertainment for
customers. -

7. No change.

k. through t. No change.

(5) through (7) No change.

DIVISION 30. PROPERTY DEVELOPMENT REGULATIONS

Subdivision II. Height

—_—
Sec. 34-2175. Height limitations for special areas and Lee Plan land use
categories. : '

The following areas have special maximum height limitations applicable to all
conventional and planned development districts: —

R Sa———
e

ap—

(a) Special Areas

(1)

(2)

CAQO 8-3-05

Upper Captiva Island. The height of a structure may not exceed 35 feet
above grade (base flood elevation). The provisions of section 34-2174(a) do
not apply to Upper Captiva Island. No variance or deviation from the 35-foot
height restriction may be granted.

In addition to compliance with all applicable building codes (including Fire
and Life Safety codes), any building with two or more stories or levels must
provide an exterior stairway from the uppermost levels (including “"widow's
walks" or observation decks) to the ground OR a one-hour fire rated interior
means of egress from the uppermost levels (including "widow's walks" or
observation decks) to the ground.

Captiva Island. No building or structure may be erected or altered so that the
peak of the roof exceeds 35 feet above the average grade of the lot in
question or 42 feet above mean sea level, whichever is lower. The provisions
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®3)

(5)

(6)

(4

CAO 8-3-05

of section 34-2174(a) do not apply to Captiva Island. No variance or
deviation from this height restriction may be granted.

San Carlos Isiand. The height of a structure may not exceed 35 feet above
grade, except as provided for in section 34-2174. If seaward of the coastal
construction control line, elevations may exceed the 35-foot limitation by
three feet for nonconforming lots of record.

Gasparilla Island conservation district. No building or other structure may be
erected or altered so that the peak of the roof is more than 38 feet above the
average grade of the lot or parcel on which the building or structure is
located, or is more than 42 feet above mean sea level, whichever is lower,

Greater Pine Island. No building or structure may be erected or altered so
that the peak of the roof exceeds 38 feet above the average grade of the lot
in question or 45 feet above mean sea level, whichever is lower. The term
"building or structure,” as used in this subsection, does not include a building
or structure used for an industrial purpose.

All other islands: The height of a structure may not exceed 35 feet above
grade (base flood elevation). Except as provided in subsections 34-2175 (3),
{4), and (5), the provisions of section 34-2174(a) do not apply to islands. No
variance or deviation from the 35-foot height restriction may be granted.

Airport hazard zone. Height limitations for the airport hazard zone are set
forth in article VI, division 10, subdivision Ill, of this chapter.

Lee Plan land use categories.
Intensive development and central urban land use categories. Buildings may

be as tall as 135 feet above minimum flood elevation with no more than 12
habitable stories.

Urban community land use category. Buildings may be as tall as 95 feet
above minimum flood elevation with no more than eight habitable stories.

Airport lands and tradeport land use categories. Buildings may be as tall as

45 feet above minimum flood elevation with no more than three habitable
stories. With the consent of the Port Authority. the Board of County

Commissioners may approve building heights up to 85 feet above minimum
flood elevation with no more than eight habitable stories.

Industrial interchange. industrial _commercial _interchange, general
interchanae and general _commercial interchange land use categones.
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(5]

Buildings may be as tall as 75 feet above minimum figod elevation with not
more than six habitable stories.

Suburban, outlying suburban and rural land use categories. Buildings may
be as tall as 45 feet above minimum flood elevation with no more than three
habitable stories, except that such buildings may be as tall as 75 feet above
minimum flood elevation with no more than six habitable stories when the
applicant demonstrates that the additional height is required to increase
common open space for the purposes of preserving environmentally
sensitive fand. securing areas of native vegetation and wildiife habitat, or
preserving historical, archaeological or scenic resources.

Variances or deviations from this subsection are prohibited.

DIVISION 39, USE, OCCUPANCY AND CONSTRUCTION REGULATIONS

Sec. 34-3104. Clearing, grading or filling of land. Note: LDCAC did not approve

(a)

forwarding this amendment.
Language includes revisions
proposed by the Industry Group
No land may be cleared, graded, excavated or filled, or otherwise altered,

except in conformity with the regulations contained in this chapter and all other applicable
county ordinances.

(b)

Site qrading and surface water management standards for single family

residential and duplex lots.

(1)

CAQ 8-3-0S

Site grading during construction activities. The building site must be graded
and maintained during construction to:

a. prevent erosion of soil onto adjacent or abutting properties and street
rights-of-way or improved drainage conveynaces. and

b. control surface water runoff to ansure that no surface water in €xcess
of the preconstruction discharge flows onto developed adjacent of

abutting properties; and

C. maintain the flow capacity and function of existing drainage
convevances on or abutting the site including adjacent street rights of

way/easements or improved drainage conveyances.

Final site grading. Final grading of a lot must:

a. Control and direct surface water runoff to ensure that surface water
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Ch. 380

LAND AND WATER MANAGEMENT

i

planning agency, if one has been designated for the
area including the local government, shall prepare and
submit to the local government a report and recommen-
dations on the regional impact of the proposed devel-
opment. In preparing its report and recommendations,
the regional planning agency shall identify regional
issues based upon the following review criteria and
make recommendations to the local government on
these regional issues, specifically considering whether,
and the extent to which:

1. The deveiopment will have a favorable or unfa-
vorable impact on state or regional resources or facili-
ties identified in the applicable state or regional plans.
For the purposes of this subsection, “applicable state
plan” means the state comprehensive pian. For the pur-
poses of this subsection, “applicable regional plan”
means an adopted comprehensive regional policy plan
until the adoption of a strategic regional policy plan pur-
suant to s. 186.508, and thereafter means an adopted
strategic regional policy plan.

2. The development will significantly impact adja-
cent jurisdictions. At the request of the appropriate
local government, regional planning agencies may also
review and comment upon issues that affect only the
requesting local government.

3. Asone of the issues considered in the review in
subparagraphs 1. and 2., the deveiopment wili favor-
ably or adversely affect the ability of people to find ade-
quate housing reasonably accessibie to their places of
employment. The determination should take into
account information on factors that are relevant to the
availability of reasonably accessible adequate housing.
Adequate housing means housing that is available for
occupancy and that is not substandard.

(b) At the request of the regional planning agency,
other appropriate agencies shall review the proposed
development and shall prepare reports and recommen-
dations on issues that are clearly within the jurisdiction
of those agencies. Such agency reports shall become
_part of the regional planning agency report; however,
the regional planning agency may attach dissenting
views. When water management district and Depart-
ment of Environmental Protection permits have been
issued pursuant to chapter 373 or chapter 403, the
regional planning council may comment on the regional
implications of the permits but may not offer conflicting
recommendations.

(c) The regional planning agency shall afford the
developer or any substantially affected party reason-
able opportunity to present evidence to the regional
planning agency head relating to the proposed regional
agency report and recommendations.

(d) When the location of a proposed development
involves land within the boundaries of multipie regional
planning councils, the state land planning agency shall
designate a lead regional planning council. The lead

regional planning council shall prepare the regional -

report.

(13) CRITERIA iN AREAS OF CRITICAL STATE
CONCERN.—If the development is in an area of critical
state concern, the local government shall approve it
only if it complies with the land development regula-
tions therefor under s. 380.05 and the provisions of this

1950

section. The provisions of this section shall not apply to-
developments in areas of critical state concern which

had pending applications and had been noticed o
agendaed by local government after September 1.
1985, and before October 1, 1985, for development

F.S. 2004 '

order approval. In all such cases, the state land pian.. .
ning agency may consider and address applicable " -

regional issues contained in subsection (12) as part of

its area-of-critical-state-concern review pursuant to gg. - . .

380.05, 380.07, and 380.11. . :

(14) CRITERIA OUTSIDE AREAS OF CRITICAL -
STATE CONCERN.—If the development is not locateq - -

in an area of critical state concern, in considering

whether the development shall be approved, denied,.or o
approved subject to conditions, restrictions, or limita. -
tions, the local government shall consider whether, ang

the extent to which: L

(a) The development is consistent with the Ioéél

comprehensive plan and local land development regu- -

lations; s
(b) The development is consistent with the report

and recommendations of the regional planning agency - \

submitted pursuant to subsection (12); and :
{¢) The development is consistent with the State
Comprehensive Plan. In consistency determinations

the plan shall be construed and applied in accordance

with s. 187.101(3).

(15) LOCAL GOVERNMENT DEVELOPMENT

ORDER.— .

(a) The appropriate local government shall rendévr_
a decision on the application within 30 days after the

hearing unless an extension is requested by the devel- : . -

oper.

ble to the proposed development. cp e

(c) The development order shall include findi

(13) and (14). The development order:

ngs <_5f
fact and conclusions of law consistent with subsecti9n§ :

(b) When possible, local governments shall isstie.
development orders concurrently with any other local ~ - .
permits or development approvals that may be applica- .~ ~

1. Shall specify the monitoring procedures and the o
local official responsible for assuring compliance by thg_

developer with the development order.

2. Shall estabiish compliance dates for the deyél; .
opment order, including a deadline for commencing - ..

physical development and for compliance with condi--
tions of approval or phasing requirements, and shall.

include a termination date that reasonably reﬂects\th'_e R

time required to complete the development.

3. Shall establish a date until which the local gove -~

ermnment agrees that the approved developr'nent-,zgf.. RS
regional impact shall not be subject to downzoning, unit -

density reduction, or intensity reduction, uniess thel i
local government can demonstrate that substantial

changes in the conditions underlying the approval of

the development order have occurred or the develop- -
ment order was based on substantially inaccurate |nfo.f:=-i
mation provided by the developer or that the char\ge,'sl»
clearly established by local government to be ess_gnt@ .

to the public health, safety, or welfare.

4. Shall specify the requirements for the biennial ..

report designated under subsection (18), including Iﬂ)e
date of submission, parties to whom the report 1S S

APPLICANT’S EXHIBIT /4

3

mit
adc
she
me
opr
den

ac
cor
strt
the

the
abl

ties
the
sta
to¢
pal
atti

exj
sot

ail
de
ath

sel

pal
loc

sh:
ac
a
col
the
loc
sul
shi
act
the



TN
b

GOAL 4: DEVELOPMENT DESIGN - GENERAL. To maintain innovative land

.development regulations which encourage creative site designs and mixed use developments. (Amended
by Ordinance No. 94-30) =~

- OBJECTIVE 4.1: Maintain the current planned development rezoning process which combines site
planning flexibility with rigorous review. By the end of 1995, take specific steps to further promote
the creation of mixed-use developments to reduce the impact on collector and arterial roads.
(Amended by Ordinance No. 91-19, 94-30)

POLICY 4.1.1: Development designs will be evaluated to ensure that land uses and structures
-are well integrated, properly oriented, and functionally related to. the topographic and natural
features of the site, and that the placement of uses or structures within the development minimizes
" the expansion and construction of street and utility improvemerits. (Amended by Ordinance No.
91-19, 00-22)

POLICY 4.1.2: Development de31gns will be evaluated to ensure that the internal street system
is designed for the efficient and safe flow of vehicles and pedestrians without having a disruptive
effect on the activities and functions contained within or adjacent to the development (Amended
by Ordinance 91-19, 00-22)

GOAL 5: RESIDENTIAL LAND USES. To provide sufficient land in appropriate
locations-on the Future Land Use Map to accommodate the projected population of Lee County in the
year 2020 ‘in attractive and safe neighborhoods with a variety of price ranges and housmg types.
(Amended by Ordinance No. 94-30)

OBJECTIVE 5.1: All development approvals for residential, commercial, and industrial land uses
must be consistent with the following policies, the general standards under Goal 11, and other
provisions of this plan. (Amended by Ordinance No. 94-30, 00-22)

POLICY 5.1.1: Residential developments requiring rezoning and meeting Development of
County Impact (DCI) thresholds must be developed as planned residential developments
(Amended by Ordinance No. 00-22)

POLICY 5.1.2: Prohibit residential development where physical constraints or hazards exist, or
require the density and design to be adjusted accordingly. Such constraints or hazards include but
- are not limited to flood, storm, or hurricane hazards; unstable soil or geologic conditions;
. environmental limitations; aircraft noise; or other charactenstlcs that may endanger the residential
commumty

POLICY 5.1.3: buring the rezoning process, direct high-derisity residential developments to
locations that are near employment and shopping centers; are close to parks and schools; and are
accessible to mass transit and bicycle facilities. (Amended by Ordinance No. 94-30)

POLICY 5.1.4: Prohibit residential development in all Industrial Development areas and Airport”

Noise Zone 3 as indicated on the Future Land Use Map, except for residences in the Industrial
Development area for a caretaker or security guard, and except as provided in Chapter XIIL
(Amended by Ordinance No. 94-30) :

" APPLICANT'S EXHIBIT
#
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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 €vent that the buffers provided in Chapter 10 of
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. (Amended by Ordinance No.

94-30, 99 15, 00-22)

_POLICY 5.1.6: Maintain development regulatlons that require high-density, multi-family,
cluster, and mixed-use developments to have open space, buffering, landscaping, and recreation
areas appropnate to their density and design. (Amended by Ordinance No. 94-30)

POLICY 5.1.7: Maintain development regulations that require that community facilities (such as
park, recreational, and open space areas) in residential developments are functionally.related to
all dwelling units and easily accessible via pedestrian and bicycle pathways. These pathways
must be interconnected with adjoining developments and public pathways whenever possible.
Townhouses, condominiums, apartments, and other types of multi-family residential development.
must have directly accessible common open space. (Amended by Ordinance No. 94-30, 00-22)

POLICY 5.1.8: Provide for adequate locations of low- and moderate-income housing through
the rezoning process, the provision of public facilities and services, and the elimination of
‘unnecessary administrative and legal barriers.

POLICY 5.1.9: Consider by 1996 the provision of ‘incentives and requirements for the
- reassembly, redesign, and replatting of vacant platted residential lots that are not suitable for
timely, safe, and efficient development; and re-evaluate the effects of the single-family residence
provision and the privately funded infrastructure overlay on the county's ability to provide
incentives for reassembly, redesign, and replatting. (Amended by Ordinance No. 94-30)

POLICY. 5.1.10: A smgle—famlly home may be constructed on a bona fide previously
subdivided lot regardless of the maximum densities specified in Table 1(a) if such lot complies
with the specific rules in Chapter X1 of this plan.

POLICY 5.1.11: In those instances where land under single ownership is divided into two or
more land use categories by the adoption or revision of the Future Land Use Map, the allowable
density under this Plan will be the sum of the allowable densities for each land use category for
each portion of the land. This density can be allocated across the property provided that:
(Amended by Ordinance No. 92-35, 00-22)

1. The Planned Development zoning is utilized; and

2. No density is allocated to lands designated as Non-Urban or Environmentally Critical that
would cause the density to exceed that allowed on such areas; and

3. The land was under single ownership at the time this policy was adopted and is contiguous; in
situations where land under single ownership is divided by roadways, railroads, streams
(including secondary riparian systems and streams but excluding primary riparian systems
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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
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 apphcable 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 (Amended by Ordinance No.

94-30, 99-15, 00-22)

_POLICY 5.1.6: Malntam development regula'aons that require high-density, multi-family,
cluster, and mixed-use developments to have open space, buffering, landscaping, and recreation
areas appropnate to their density and design. (Amended by Ordinance No. 94-30)

POLICY 5.1.7: Maintain development regulations that require that community facilities (such as
park, recreational, and open space areas) in residential developments are functionally. related to
all dwelling units and easily accessible via pedestrian and bicycle pathways. These pathways
must be interconnected with adjoining developments and public pathways whenever possible.
Townhouses, condominiums, apartments, and other types of multi-family residential development.
must have directly accessible common open space. (Amended by Ordinance No. 94-30, 00-22)

POLICY 5.1.8: Provide for adequate locations of low- and moderate-income housing through
the rezoning process, the provision of public facilities and services, and the elimination of
‘unnecessary administrative ar_ld legal barriers.

POLICY 5.1.9: Consider by 1996 the provision of incentives and requirements for the
- reassembly, redesign, and replatting of vacant platted residential lots that are not suitable for
timely, safe, and efficient development; and re-evaluate the effects of the single-family residence
provision and the privately funded infrastructure overlay on the county's ability to provide
incentives for reassembly, redesign, and replatting. (Amended by Ordinance No. 94-30)

POLICY 5.1.10: A smgle-farmly home may be constructed on a bona fide previously
subdivided lot regardless of the maximum densities specified in Table 1(a) if such lot complies
with the specific rules in Chapter XIII of this plan.

POLICY. 5.1.11: In those instances where land under single ownership is divided into two or
more land use categories by the adoption or revision of the Future Land Use Map, the allowable
“density under this Plan will be the sum of the allowable densities for each land use category for
each portion of the land. This density can be allocated across the property provided that:
(Amended by Ordinance No. 92-35, 00-22)

1. The Planned Development zoning is utilized; and

2. No density is allocated to lands designated as Non-Urban or Environmentally Critical that
would cause the density to exceed that allowed on such areas; and '

3. The land was under single ownership at the time this policy was adopted and is contiguous; in
situations where land under single ownership is divided by roadways, railroads, streams
(including secondary riparian systems and streams but excluding primary riparian systems
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