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Lee County Board of County Commissioners

Deparlment of Community Development

| ” Division of Planning
) ] EE ( OUN Iy Post Office Box 398
Fort Myers, FL 33902-0398

S f) UTHWEST FLORIDA Teleph{ma: (239) 533-8585
FAX: (239) 485-8344

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)
DATE RECD: _ |}~ )% 7 REC'D BY; ,C%é”

APPLICATION FEE: 4)’5@()(5@ TIDEMARK NO: (/R () |5~ 000%

THE FOLLOWING VERIFI
Zoning Commissioner District |Zr

Designation on FLUM Lé

(To be completed by Planning Staff)

Plan Amendment Cycle: [ ] Normal [X] Small 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.

ﬁfﬁ M,.%@R j‘te JTO--J_}

Signature of Owner or Authorized Representative

l
Laura DeJohn, AICP '; 31|

Printed Name of Owner or Authorized Representative DEC 2 3 2013

COMMUNITY DEVELOPMEN
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APPLICANT/AGENT/OWNER INFORMATION

Applicant: Focus Development Group, LLC c/o Jeffery A. Graef, Managing Member

Address: 3960 Airport Road, Suite 9
City, State, Zip: Boca Raton, Florida %% 4% |
Phone Number: (561) 7565-7170 Fax Number: (561) 948-2100

Email: jgraef@focusdevelopmentgroup.com

Agent™: Steven C. Hartsell, Esq.

Address: PO Drawer 1507
City, State, Zip: Fort Myers, Florida 33902
Phone Number: (239) 336-6244 Fax Number:

Email: stevehartsell@paveselaw.com

Owner(s) of Record: Appalachian Oil Company

Address: 12734 Kenwood Lane, Suite 35

City, State, Zip: Fort Myers, Florida 33907

Phone Number: (239) 278-5900 Fax Number: (239) 278-3179

Email;

Name, address and qualification of additional planners, architects, engineers, environmental
consultants, and other professionals providing information contained in this application.

Laura DeJohn, AICP. Johnson Engineering, Inc. 2122 Johnson Street, Fort Myers, FL. 33901
239-334-0046. |dejohn@johnsoneng.com

Ted B Treesh. TR Transportation Consultants, Inc. 2726 Oak Ridge Ct. Suite 503, Fort Myers, FL
33901. 239-292-6746. tbi@lrtrans.net

* This will be the person contacted for all business relative to the application.

REQUESTED CHANGE (Please see Iltem 1 for Fee Schedule)
A. TYPE: (Check appropriate type)

[] Text Amendment P4 Future Land Use Map Series Amendment
(Maps 1 thru 24)
List Number(s) of Map(s) to be amended:
Map 1

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
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property within 500 feet of the perimeter of the subject parcel. An additional set of
mailing labels is required if your request includes a change to the Future Land Use
Map (Map 1, page 1). 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 seeks to change the Subject Parcel's Future Land Use Category from
General Interchange to Intensive Development in order to allow for 136 multifamily
dwelling units with a density of 15.87 dwelling units per acre.

lll. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY (for amendments
affecting development potential of property)

A. Property Location:
1. Site Address: 10471 Corkscrew Commons Drive, Estero, FL 33928

2. STRAP(s):.  35-46-25-30-00000.0020

B. Property Information:
Total Acreage of Property: 8.57
Total Acreage included in Request: 8.57
Total Uplands: 8.57
Total Wetlands: 0
Current Zoning: CPD
Current Future Land Use Designation: General Interchange
Area of each Existing Future Land Use Category: 8.57 acres
Existing Land Use: Vacant

C. State if the subject property is located in one of the following areas and if so how does
the proposed change affect the area:

Lehigh Acres Commercial Overlay: N/A

Airport Noise Zone 2 or 3: N/A

Acquisition Area: N/A

Joint Planning Agreement Area (adjoining other jurisdictional lands). N/A
Community Redevelopment Area: N/A
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D. Proposed change for the subject property:
Proposed change to Intensive Development Future Land Use designation.

E. Potential development of the subject property:
1. Calculation of maximum allowable development under existing FLUM:

Residential Units/Density N/A

Development Order approved for 60,211 s.f. of retail
Commercial intensity and 7,454 s.f. of restaurant.
Industrial intensity N/A

2. Calculation of maximum allowable development under proposed FLUM:
120 units at 14 du/acre, 188 units at 22 du/acre with

Residential Units/Density bonus density

Development Order approved for 60,211 s.f. of retail
Commercial intensity and 7,454 s.f. of restaurant.
Industrial intensity N/A

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 ail 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.
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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 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.

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 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;

Lee County Comprehensive Plan Amendment Application Form (05/11) Page 5of 9



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;

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 immediate development plan, identify the existing roadways serving
the site and within a 3-mile radius (indicate laneage, functional classification,
current LOS, and LOS standard);

Identify 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);

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;

Identify 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.
b.
c.
d.
e

Sanitary Sewer

Potable Water

Surface Water/Drainage Basins
Parks, Recreation, and Open Space
Public Schools.

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

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.
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3.

e Include the current demand and the projected demand under the existing
designation, and the projected demand under the proposed designation.

¢ 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).

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.

~0 00T

In reference to above, the applicant should supply the responding agency with the information
from Section’s Il and Il 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:

1.

2.

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 map showing the subject property location on the archeological sensitivity map for
Lee County.
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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.

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.

ltem 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
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AFFIDAVIT

; _ Graef. Managing Member, 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 workin

ours for the purpose of investigating and evaluating the request made through this applicatio
A7
FOCUS DEVELO T GROUPB1LC

//, /n'l//m/fﬁ

Signature of [Applicarit / Date

Jeffrey A. Graef. Managing Member

Printed Name of Appllcf t

STATE OF
COUNTY OF

cribed beforeme on _| LI [6[13 (date)
ion), who is personally known to me or who
~Ntype of Idemycatlon) as identification.

The foregoing instrument was sworn to (or affirmed) and s

by Jeffrey A. Graef (name of person providing oath or affi
has produced

A

Slgnvre of No‘\@/Publlc

e, ERIG L. GLAZER
Sl My COMMISSION i EE 007011 T g o
o * EXPIRES: Novambar 1, 2014
Bonded Thwy Budget Holary
A

L/
Wreop
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LETTER OF AUTHORIZATION
TO LEE COUNTY COMMUNITY DEVELOPMENT

The undersigned does hereby swear or affirm thai he is the fee simple title holder and owner of record or

legally authorized representative of the fee simple title holders and owners of record of property
commonly known as 35-46-25-30- 0.0020 / 10471 Corkscrew Commons Dri tero, FL 33928.

The property described herein is the subject of an application for zoning and comprehensive plan

amendment. | hereby designate Johnson Engineering, Inc. as agent in the course of seeking the
necessary approvals. This authoriy includes but is not limited to assisting in the preparation of
applications, plans, surveys, and studies necessary fo obtain zoning and comprehensive plan

amendment approval on the site.

FOCUS DE V@.LjPMENT GROUP, LLC

£
Owner (sighature) I‘/
Jeffrey A. Graef, aﬁaging Member

Printed Name

STATE OF FLORIDA
COUNTY OF LEE

The foregoing instrument was sworn to (or affirmed) and subscribed befoﬁe meon 1L [I4[13

(date) by _Jeffrey A. Graef, Managing Member (name of person providing oath or affirmation), who is
personally known to me or who has produced (type of
identifica ification. [
1“‘.‘..,% ERIC L. GLAZER Signﬁture of Notary Public
MY COMMISSION ¢ EE 007011 /

S EXPIRES: November 7, 2014
%W Bondad Thvu Buigot oty Sendons

(Updated 12/2012 — thru Ord. 12-24) P:\WEBPage\...\AuthorizationLetter.doc
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EXHIBIT 3

L:\20130000%20139560-000 - Focus Development Group (Estero Apariments)\Pemitting\Comp Plan Amendment\Proposed FLUM.mxd

ot e, :_-r*"““'.a
N - e & 1
P ‘."—:‘ 1 ‘_E; "" - "“...I ;‘f <
3 -
: @ . '
p ! £
+ P d :
. Legend
[ subject Site
= Future Land Use
2 LANDUSE
5 . General Interchange
g = Y o 3 Intensive Development
£ ' Public Facilities
""‘;,,_ Suburban
i 5 Urban Community T
vt 2 4 Wetlands
i — | i wer 0 250 500 1,000 1500 2,000
: g = Feef
' 2122 JOHNSON STREET
P.0. BOX 15
Estero Apartments ] O H N S @ N FORT MYERS, FLOR:DiGSSSOZJSSU Proposed Future Land Use Map
Focus Development Group PERX 2 06,3661
E N G I N E E R I N G ES.fcaza Ll v DJ:;E"IMW! m;z:;: ﬁLE::;n-nn sc:LsElndbuted T 1




EXHIBIT 4
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Focus Development Group Estero Apartments
Estero Interstate Commerce Park CPD Amendment

EXHIBIT 6

Legal Description
(from Title Certificate, Exhibit 6, page 5)

Lots 2. 3 and 4. ESTERO INTERSTATE COMMERCE PARK. according to the map or plat thereof as
recorded in Plat Book 73. Page 11, Public Records of Lee County. Flonida.

LESS AND EXCEPT

Lot 4A:

A wact or parcel of land situated in the State of Florida, Comnty of Lee. Lying in Section 35, Township 46
Sonth. Range 25 East and being a part of Lot 4. ESTERO INTERSTATE COMMERCE PARK, as
recorded in Plat Book 73 at Pages 11 and 12, Public Records of Lee County. Florida. and further
described as follows:

Beginning at the Southwest corner of said Lot 4. said point also being on the Northerly right-of-way of
Corkserew Road: Thence N 16 degrees 44'06" W along the West line of sard Lot 4 for 217,32 feet:
Thence N 61 degrees 44'29" W along the West line of Lot 4 for 133,24 feel to a point on the South right-
of-way of Corkserew Conmmons Drive (35 feet wide) and the Northwest comer of said Lot 4, said point
also being on a non-tangent curve concave to the Northwest having a radius of 282,50 feet and to which
point a radial line bears S 31 dearees 04'40" E: Thence Northeasterly along the arc of said curve. the
Southeasterly right-of-way of said Corkscrew Commons Drive and the Northwesterly line of said Lot 4
through a central angle of 21 degrees 41' 17" for 106.93 feet: Thence S 61 degrees 44'29"E for 138.63
feet; Thence S 16 degrees 44'06" E for 266.39 feet to an intersection with the South line of said Lot 4.
said intersection also being on the Northerly right-of-way of said Corkscrew Road: Thence S 77 degrees
38'13" W along the South line of said Lot 4 and the Northerly line of said

Corkscrew Road for 100,29 feet to the point of beginning.

AND LESS AND EXCEPT

The North 50.00 feet of Lot 2. ESTERO INTERSTATE COMMERCE PARK. as recorded in Plat Book
73. Pages 11, Public Records of Lee County, Florida,

Johnson Engineering, Inc. 1
December 19, 2013
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EXHIBIT 7

| PLAT BOOK 3_ PAGE [/

ESTERO INTERSTATE COMMERCE PARK SHEET 1 OF 2

A SUBDIVISION LYING IN

SECTIONS 26 & 35 TOWNSHIP 46 SOUTH, RANGE 25 EAST,

NOTICE: LEE COUNTY, FLORIDA

THIS PLAT AS RECORDED IN ITS GRAPHIC FORM, IS THE OFFICIAL DEPICTION

OF THE SUBDIVIDED LANDS DESCRIBED HEREIN AND WILL IN NO CIRCUMSTANCES
B8E SUPPLANTED IN AUTHORITY BY ANY OTHER GRAPHIC OR OIGITAL FORM OF
THE PLAT. THERE MAY BE ADDITIONAL RESTRICTIONS THAT ARE NOT RECORDED
ON THIS PLAT THAT MAY BE FOUND IN THE PUBLIC RECORDS OF THIS COUNTY.

NOTICE:
LANDS DESCRIBED IN THIS PLAT MAY BE SUBDIVIDED BY

19A%D PARE PO

THE DEVELOPER WITHOUT THE ROADS, DRAINAGE, WATER ?
AND SEWER FACIUTIES BEING ACCEPTED FOR MAINTENANCE
BY LEE COUNTY. ANY PURCHASER OF A LOT IN THIS mm\

SUBDIVISION IS ADVISED TO DETERMINE WHETHER THE LOT SyBke
MAY BE SUBJECT TO ASSESSMENT OR CALLED UPON TO - : e
BEAR A PORTION OR ALL OF THE EXPENSE OF o] T

CONSTRUCTION, MAINTENANCE OR IMPROVEMENT OF ROADS, | % — N e
DRAINAGE, WATER AND SEWER FACILITIES.

T R I,
v . 3 s
R. » )

VICINITY SKETCH
(NOT TG SCALE)

LEGAL DESCRIPTION:

4 TRACT OR PARCEL OF LAND SITUATED N THE STATE OF FLORIDA, COUNTY
OF LEE, AND BEING A PART OF SCCTIONS 26 AND 35, TOWNSKIP 46 SOUT™,
RANGE 25 EAST AND FURTHER BOUNCEC AND DESCRIBED AS FOLLOWS:

STARTING AT THE SOUTHWEST CORNER OF SAID SECTION 26; THENCE
N.B9"44°07°E. ALONG TWE SOUTHERLY LINE OF SAID SECTION 25 A
DISTANCE OF 1582.05 FEET TO THE PRINCIPAL PLACE OF BECINNING OF
ML RERDIN DESCRIBED PARCEL; TWENCT M.OT1T10°W. FARALLEL WTH
TME WESTERLY LINE OF TME NORTMWEST ONE QUARTER (NW 1/4) OF Sain

SECTION 35 A DISTANCE OF 289.3¢ FEET, THENCL N.BSAVS6E. PARALEL APPR 3

WITH THE SOUTM LINE OF SATD SECTION 28 A DISTANCE OF 1356 57 70 AN PPROVALS

INTFRSFCTION WETH THE WESTERLY RICHT- OF - WAY UINE OF INTERSTATE #75; THIS PLAT IS ACCFPTED AND APPROVED BY THE BOARD OF COUNTY
(NN S122252°. ALONG SAD RGHI-0F-WAY LNE A DISTANCE OF 13354 ISSIONRS. v a5 ay

TEET; THENCE 5.09°40'27°C. ALONG SAID RIGRT-OF - WAY LINE A DIST: ey pa NIY. HLORIGA 15 JL o o

270.63 FEET, THENCE soe-us  SAONE SAID HET-OF WAY LT A BISTANCE - S

OF 408.51 FEET. THENCE S.06'33'40°C. ALONG SAID RIGHT-OF-WAY INE A

UNE A DISTANCE OF 272.70 SEET, THENCE S.773813'W. ALNG THE NORTHEALY /_? v/ N

RICHT—OF_WAY LINE OF SAID INTERSTATE §75 AND TME NORTHERLY JIGHT—0F-WAY A ;

UNE OF CORKSCRIW ROAD & DISTANGE OF 664.01 FLLT: THENCE 5.8778'16°W, ALONG Gt F ROARD T OF COURT

THE NORTWER.Y LINE OF SAID CORKSCREW ROAD A msv;uc:(( 0% 80338 FLET, THENCL o L . o

S.A9241C7W. ALONG THE RICHT-OF WaY OF SAM CORX! W ROAC & N . .

0.0 FEET, THENCE NOTI7'197W PARAULEL WTH THE WEST LND OF THE NORTHWES™ PRINTLD NAUE: FRINTED NauL: M—ﬁéﬁ{
ONE QUARTER (NW 1/4) OF SAID SECTION 35 A DISTANCE OF 1209.88 FEET 1O THE

PRINGPAL PLACL OF BEGINKING

A . - -
T e { 9@,
PARCIL CONTAING 47.46 ACRES, MORE OR LESS. GIRECTOR, DEPARTMENT OF DRECTOR, DXVISON D+
COUMUNITY DEVELOPMENT DEVLLOPWEN" SERVCES
~
PRINTED NaME: [V pbs orwrzD wawe: FEEN.J: Edptons’

COUMTY ATTORNEY

CLERK'S CERTIFICATION: 5655105 - :Jxmﬁ_ﬂm{y

| HEREBY CERTIFY THAT THE ATTACMED PLAT OF ESTCRG INTERSTATE
COMMERCE PARK, A SUBDIVISION LOCATED IN SECTIONS 28 & 35 TOWNSKIP 48
T, RANGE 25 EAST, LEE COUNTY, FLORIDA, WAS FILED FOR RECORD AT
163 Au, nas )1 nay or Detem|
RECORDED I PLAT BOOK I3 4T PAGE ROUGH 1R OF THE 177, PART 1
SUBLIC ECORDS O LEE COUNTY. FLORIDA

s
(,«’/4/ @‘7/&1 N o

CRARLEE CATIN PRINTD Rau: . Sa) Elaleane

CLERK oF CREUIT CAUT 4 AND FOR LEE COUNTY, 1LO¥IDA
e DCPSM

REVIEW BY THE COUNTY DESIGNATED PROFESSIONAL SURVEYOR AND VAPF:R
DE TEMMINED TNAY THIS PLAT CONFORMS TO THC REQUIRCMENTS OF FS,

Banks Engineering, Iunr.

Professional Engineers, Planners & Land Surveyors
10511 SIX MILE CYPRESS PARKWAY — SUITE 101 FORY MYERS, FLORIDA 33912
PHONE: (941)939-5450  FAX: (941)939-2523
FLORIDA BUSINESS CERTIFICATE NUMBER LB 8690

DEDICATION:
KNOW ALL MEN §Y THESE PRISENTS THAT APGALACKUN Dl CORPORATION, A KENTUCKY CORPORATION AND
SJTD PRO’ER“ES. LC.. A FLORIDA LIMTED LIABILITY COMPANY. OWNERS OF THE HEREIN CESCRIBED \AND
HAVE THS PLAT OF ESTERQ INTERSTAYE COMMERCE PARM, A SUBDVISION LYING N SECTION
15 mwsmp 48 SOUTH, RANGE 25 EAST, LEE COUNTY. FLORIDA. TO BE MADE AND HEREBY DED!uTt m[
OWING TRACTS AND CASEMENTS:

70 THE ESTERD INTERSTATE COMMERCE PARK mms ASSOCIATION, ING.:
. ALL ROAD RIGHTSwOF~WAY (TRACT “A") FOR DRANAGE, UTILITIES, INGRESS, EGRESS AND OT-ER
SROPER PURPOSES. SUBIECT 10 A Puauc UTILITY EASEMENT AS' DEDICATED BELOW.
2. CONSERVATION AREA TRAGT C-1° FOR conscnvmw AND DTWER PROPFR PURPOSES.
3. ALL DRANAGE EASEMENTS FOR DRANAGE. STORMW MANAGEMENT AND QTMER PROPER PURPUSES..
4. LAKE TRACT L—1" FOR DRAINAGE, MAINTNANCE mn OTHER PROPER «PURPOSES

AL PUBLIC UTILITY EASEMENTS AND LIFT STATION EASEMENTS ART DEDICATID TQ THE PUBLIC FOR ALL
APRROPRATE PUBLIC UTILITY PURPOSES INCLUDING THE INSTALLATION AND MAINTENANCE OF CABLE
TELEVISION SERVICES.

N INESS WHERECE, APEALAGHAN O CORPORATION, & KENTUCKY CORPORATION AND SJTD
PROPERTIES, D LMITED LIABILITY COUPARY, HAVE CAUSED THIS DEDICATION T0
10 BE MADE rms_ A2 DAY OF TaRRAM

APGALACHIAN Gl CORPORATION,
A KENTUCKY CORPORATION

r 1l ! -
KT CRROLL. PRESIDENT o uw[si (ASTY0 BO™)

Caed A Bavepom

PRINTED NAKT

v,

SITD PROPERTES, LC.,
A TLORDA LIMITED LIABILITY COMPANY
WINESS (AS TD BOTH)

By _ . Titomans B cEvasen e
£S B PARKER, MANAGER PRINTED NAML

ACKNOWLEDGMENT:

STATE OF FLORIDA
COUNTY O LEE

THE FOREGOING DEDICATION WAS ACKNOWLEDGED BEFORE uc vms oy
o AT 2002, BY JAMES CARROLL. PRESOS

APPAUACHIAN DI CORPORATION, A KENTUCKY CORPORATION, cN ‘BENALF OF
THE CORPORATION. ML S PERSONALLY KNOWN TO ME

?ML ng. i {F USING STAMP, PESMANENT INK 1S REQUIRED)
NOTARY PUBLIC - STATE OF FLORIDA
Tromws B2 Expey , T,
FRNTED NANL ND1ARY
SEAL
@ T bt
Sy
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ACKNOWLEDGMENT:
STATE OF FLORIDA
COUNTY OF LEE

THE FOREGOING DEDICATION wns ACKNOWLEDGED BEFORL ME. YHISE DAY
BY JAMES B. PARKER, NANAGER,

PROPERTLS, L.C., A TLORMDA wm} LIABILITY COMPANY, ON BIMALT OF

THE COMPANY. HE 1S PERSONALLY KNOWN TO WE

(IF USING STAMP. PERMANENT INK 1S RECUIRED]
NOTARY PURLIC - STATF OF FLORIDA

THowas T. cEder,

FRINTLD NAWLT

SURVEYOR'S CERTIFICATION:

' NER[’BY CERTIFY THAT THE ATTACHED PLAY OF ESTERC INTERSTATE

COMMERCL PARK WAS PREPARED UNDER Y DIRECTION AND SUPLRMSION
AND COMPLIES T+ ALL OF TWE SURVEY REQUIREMENTS OF CHAPTER
177, FLORIDA STATUTES

| FURTWER CERTIFY TWAT THE PERMANENT REFERENCE
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LOCATIONS SH T™E PLA

awse
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RICHARD M. RITZ

ISTERED LAND SURVEYOR
TLORIDA CERTFICATION NO
BUSINESS CERTIFICATION NO. 6890
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EXHIBIT g

7.00 Recording

4750.00 St. S A
st. Stamps 1es ]ﬂfi;‘)d (1828 v’

4757.00 is instrument was prepored by
MORTON A. GOLDBERG, Esq.(bx

< Py ©]
. 1333135 cotobiRg, RUBITEN & BUCKLEY, .6
~ Poat Office Box 2866
warm“tg ﬁeed FORT MYERS, FLORIDA 38902
(STATUTORY FORM—SECTION 689.02 FS.)
Blis Indenture, Made this 12th doy of  September wgo . Brlween

CORKSCREW PROPERTIES, LTD, a limited partnership

of the County of Iee , State of Florida , grantor*, and

APPATACHIAN OIL CORPORATION, a Kentucky corporation
whose post office address is 2201 South Highway 27

somerset, Ky 42501
of the County of , Stote of Kentucky . grontee®,

‘itmﬁﬂ?th. Thot said grantor, for and in consideration of the sum of TEN (10.00)=mem====-

Doliors,
and other good ond valvable considerations to said grontor m hond poid by soid grantee the receipt whereof s hereby
acknowledged, hos gronted, borgamed ond sold to the said grontee, and grantee’s hers and osugns forever the following
described land, situote, lying ond being in LEE County, Florida, to-wit.

PARCEL CONTAINING 47.50 Acres, moxe or less, and fully described
on Exhibit "A" attached hereto and made a part hereof.

Subject to easements, restrictions and reservations of record.

and said grantor does hereby fully warront the nile to saud land, and will defend the same ogoinst the lawful claims of all
persons whomsoever.
* “Grantor” ond “grantee” ore used for sngulor or plural, as context requires

3" Hitness whvrrnf, Grontor has hereunto set grantor’s hand ond seol the doy and yeor first above written
Signed, sealed and delivered in our presence:
) CORKSCREW PROPERTIES, LID. 1Seal) !
: et o |
ﬁ . ‘?MW _ Seahl f |
S e eral PaREn |
2y Iealt |
bz |
g 8 (Seal) |
A % (WITNESSED AS 10 ALL PARTIES) i
§ & SIMEOF  FLORIDA > Nk LA (seal) E
€ % COUNTY OF LEE 4 !
ﬂ 1]
E ! HEREBY CERTIFY thot on this doy belore me. an officer duly qﬁ?&%%ﬁck?%ﬁfgﬁégmenu persond"v%'ed
é €
L 1o me known to be the personS descbed 0 and who execuled the foregoing instrument and acknowledged before me that

they executed the same,
WITNESS my hand and offical seal i the County and State last oforesond this /ﬂz‘ doy of September

‘980 . &%
My commission expiress / Nolary Public
ROTARY FURIC SYATE OF FLORIDA AT LASGE

Y COMMISSION DOIES APR, 26 1982 4
. UNDERWRITERS (NOTARY SEAL) b |
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EXHIBIT "3"

A

HOWELL F. DAVIS & ASSOCIATES, INC.  wr apms 188

Fpr= CONSULTING ENGINEERS AND SURVEYORS

R L

Li 6333 McGREGOR BLVD., FORT MYERS, FL 33907 (B13) 481-1331

DESCRIPTION OF A PARCEL OF LAND

IN SECTIONS 26 AND 35, T-l6-S, R-25-E,

LEE COUNTY, FLORIDA

(PARCEL WEST OF INTERSTATE #£75)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORJDA, COUNTY
OF LEE, AND BEING A PART OF SECTIONS 2€ AND 35, TOWNSHIP L& SOUTH,

RANGE 25 EAST AND FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

STARTING AT THE SOUTHWEST CORNER OF SAID SECTION 26; THENCE

3

N 89° 40! 36" E ALONG THE SOUTHERLY LINE OF SAID SECTIOR £ A DISTANCE
OF 1581.82 FEET TO THE PRINCIPAL PLACE GF BEGINNING OF THE HEREIN

DESCRIBED PARCEL;
LINE OF THE NORTH

THENCE N 01° 187 15" W PARALLEL WITH THE WESTERLY
WESY ONE QUARTER (NW 1/4) OF SAID SECTION 35 A

DISTANCE OF 289.2z FEET; THENCE N 89° HO' 36" E PARALLEL WITH THE

SOUTH LINE OF SAID SECTION 26 A DISTANCE OF 1356.61 TO AN INTERSECTION ~—
WITH THE WESTERLY RIGHT-OF~WAY LINE OF INTERSTATE #75; THENCE

S 12° 25' 14" E ALONG SAID RIGHT-OF-WAY LINE A DISTANCE OF 139.81 FEET;
THENCE § 09° 39' 55" E ALONG SAID RIGHT-OF-WAY LINE A DISTANCE OF

270.98 FEET; THENCE § 08° 17' 15" E ALONG SAID RIGHT-OF-WAY LINE A
DISTANCE OF U09.73 FEET; THENCE S 06° 34' 08" E ALONG SAID RIGHT-OF-

WAY LINE A DISTANCE OF 298.73 FEET; THENCE S 3:° 35' 13" W_ALONG SAID
RIGHT-OF-WAY LINE A DISTANCE OF 272.78 FEET; THENCE S 77° 38" 13" W
ALONG THE NORTHERLY RIGHT-OF~WAY LINE OF SAID INTERSTATE 575 AND THE
NORTHERLY RIGHT-OF-WAY LINE OF CORKSCREW ROAD A DISTANCE OF 120.15

FEET TO POINT "A";

OF-WAY LINE A DISTANCE OF 743,53 YEET; THENCE S

THENCE CONTINUING S 77° 38! lg" W ALONG SAID RIGHT-

7¢ 18! 1€ w ALOHG

THE NORTHERLY RIGHT-OF-WAY LINE OF SAID CORKSCREW ROAD A DISTANCE OF
605.96 FEET; THENCE S B89° 24" 10" W ALONG THE RIGHT-OF-WAY LINE OF
SAID CORKSCREW ROAD A DISTANCE OF §0.76 FEET; THENCE N 01° 18 16" W
PARALLEL WITH THE WEST LINE OF THE NORTHWEST ONE QUARTER (NW 1/4) oF
SAID SECTION 35 A DISTANCE OF 1210.78 FEET TO THE PRINCIPAL PLACE

OF BEGINNING.
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EXHIBIT 9

2726 QAK RIDGE COURT, SUITE 503
FORT MYERS, FL 33901-9356
OFFICE 239.278.3090

TRA NSPORTATION FAX 23.278,1906

CONSULTANTS, INC. e v

TRANSPORTATION PLANNING
SIGNAL SYSTEMS/DESIGN

MEMORANDUM
TO: Ms. Laura DeJohn, AICP
Johnson Engineering, Inc.
FROM: Ted B. Treesh
President
DATE: December 11, 2013
RE: Estero Interstate Commerce Park CPD

Zoning Amendment & Small Scale Comprehensive Plan Amendiment
Lee County, Florida

TR Transportation Consultants, Inc, has completed a traftic circulation analysis for the
proposed Small Scale Comprehensive Plan Amendment for property within the Estero
Interstate Commerce Park pursuant to the requirements outlined within the application
document for Comprehensive Plan Amendment requests as well as the analysis required
to support the requested amendment to the existing CPD zoning. This analysis will
determine the impacts of the requested land use change from General Interchange to
Intensive Development and a zoning amendment to permit the development of a
residential apartment community within the overall CPD. The Estero Interstate
Commerce Park is a 47.5 acre existing commercial planned development (CPD) located
at the northwest corner of 1-75 and Corkscrew Road in the Estero area of Lee County,
Florida. These amendments would only modify an 8.57 acre parcel that is within the
overall CPD.

The transportation related impacts of the proposed Comprehensive Plan Amendment
were evaluated pursuant to the criteria in the application document. This included an
evaluation of the long range impact (20-year horizon) and short range impact (S-year
horizon) the proposed amendment would have on the existing and future roadway
infrastructure.

The proposed Map Amendment would change the future land use designation on the
subject site from General Interchange to Intensive Development, which would then
permit the 8.57 acre site to include multi-family residential units as an option for
development within this parcel. Based on the existing land use designation (General
Interchange) the subject site could be developed with a mix of commercial office, retail
and industrial type uses. The Estero Interstate Commerce Park CPD is approved for



Ms. Laura Delohn, AICP
Estero Apartments
December 11, 2013

Page 2

-, TRANSPORTATION
. CONSULTANTS, INC.

development based on Zoning Resolution Z-00-006, Several uses have been constructed
within the CPD, including restaurants, an auto care center, a hotel and a golf cart and
ATV sales/service center. The subject 8.57 acre site has received a Development Order
(D0S2007-00066) by Lee County for the construction of up to 60,211 square feet of
commercial retail uses and up to 7,454 square feet of restaurant uses. Table 1 compares
the uses as approved under the existing Development Order (which has been extended to
expire on 6/28/2015) and the uses being requested as part of the Small Scale
Comprehensive Plan Amendment and zoning amendment application. The density of
residential units is based on the base density of 14 units per acre plus a bonus density of
1.87 units per acre.

Table 1
Land Uses
Estero Apartments
60,211 sq. ft. of Retail
7,454 sq. fl. of Quality Restaurant

136 Multi-Family Dwelling Units

Existing Land Uses

Proposed Land Uses

The trip generation for the site was determined by referencing the Institute of
Transportation Engineer’s (ITE) report, titled Trip Generation, 9™ Edition. Land Use
Code 820 (Shopping Center) was utilized for the trip generation purposes of the retail use
and Land Use Code 931 (Quality Restaurant) was utilized for the trip generation purposes
of the restaurant use, This is consistent with the traffic study submitted with the original
Development Order application. Table 2 indicates the trip generation of the subject site
as approved under the current Development Order.

Table 2
Trip Generation
Based on Approved Development Order
Estero Apartments

Daily
Land Use A.M. Peak Hour P.0M, Peak Hour (2-way)
, In | Out | Total | In | Out | Total
Shopping Center 7 4 14 | 204 | 222 | 426 | 4,883
(60211 sy it
Quality Restaurant 4

Total Trips

Table 3 indicates the potential trip generation of the subject 8.57 acre site based on the
proposed land use designation to allow multi-family residential units on the site. The trip
generation between Apartments (Land Use Code 220) and Residential Condominiwm/
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Townhouse (LUC 230) were compared and the land use that resulted in the greatest
number of P.M. peak hour trips was utilized in the analysis.

Table 3
Trip Generation
Proposed Land Use Designation
Estere Apartments

Daily
Land Use A.M. Peak Hour P.M., Pesak Hour (2-way)

(136 Units) 14 56 70 60 32 92 048

Residential Condominium
/Townhouse 11 55 06 52 25 77 841

(136 Units)

Table 4 indicates the trip generation difference between the proposed and existing land
use designations,

Table 4
Trip Generation
Estero Apartments

Land Use A.M. Peak Hour P.M. Peak Hour (-way)

(136 Apariments)

Existing Land Use Designation | _75
_{60211sq. fiofRewiland 7459 sq. fi.Resty |

Resultant Trip Change

The negative number shown as the resultant change in Table 4 indicates that the trip
generation will be decreased as a result of this land use change and zoning amendment
action.

Long Ranse Impacts (20-year horizon)

The Lee County Metropolitan Planning Organization’s (MPO) 2030 Long Range
Transportation Plan was reviewed to determine if any future roadway improvements were
planned in the vicinity of the subject site. Based on the review, the only major roadway
improvement on the 2030 Financially Feasible Plan is the improvement to the I-75
interchange with Corkscrew Road. In addition, there are improvements currently
identified on the 2030 Long Range Transportation Plan in the vicinity of the subject site
that are designated as “Contingent” based upon additional funding. These improvements
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include the widening of Corkscrew Road between Three Oaks Parkway and Ben Hill
Griffin Parkway to a six-lane facility and the widening of Three Oaks Parkway north of
Corkscrew Road to a six-lane facility.

The Lee County Metropolitan Planning Organization’s (MPQO) long range transportation
travel model was also reviewed in order to determine the impacts the amendment would
have on the surrounding area. The subject site lies within Traffic Analysis Zone (TAZ)
1609. The mode!l has both productions and attractions included in this zone. The
productions include both single-family homes and hotel rooms. The attractions include
industrial employment, commercial employment, and service employment. Table 5
identifies the land uses currently contained in the long range travel model utilized by the
MPO and Lee County for the Long Range Transportation Analysis.

Table 5
TAZ 1305
Land Uses in Existing Travel Model (2030)

" Land Use Category | Intensity |

Single Family Homes 50 dwelling units

Hotel Rooms 109 rooms

_ Industrial Employment 16 employees
Commercial Employment 169 employces

Service Employment 429 employees

The proposed change in land use designation on the subject site from General
Interchange to Intensive Development would not have a substantial impact on the trip
generation characteristics of the TAZ as included in the adopted 2030 travel model.

Short Range Impacts (5-year horizon)

The 2013/2014-2017/2018 Lee County Transportation Capital Improvement Plan and the
2014-2018 Florida Department of Transportation Adopted Work Program were reviewed
to determine the short term impacts the proposed land use change would have on the
surrounding roadways. Based on this review there are no programmed improvements in
the vicinity of the subject site.

The proposed map amendment will decrease the overall trip gencration of the subject site
by approximately 390 vehicles during the P.M. peak hour. Table 1A and Table 2A
attached to this report indicate the projected S-ycar planning Level of Service on Three
Oaks Parkway and Corkscrew Road based on the uses that would be permitted under the
proposed land use designation. From Table 2A, Corkscrew Road and Three Oaks
Parkway are both anticipated to operate at a Level of Service “C™ in 2019 both with and
without the trips from the proposed development, Therefore, based on this analysis no
modifications will be necessary to the Lee County or FDOT short term capital
improvement program.
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Conclusion

The proposed Comprehensive Plan Amendment is to modify the future land use
designation on the subject site from General Interchange to Intensive Development. The
approximately 8.57-acre site is located on the north side of Corkscrew Road just west of
1-75 in the Estero area of Lee County, Florida. Based on the analysis, no modifications
are necessary to the Short Term or the Long Range Transportation plan to support the
proposed Comprehensive Plan Amendment. In addition, the modifications to land use
will not significantly alter the socio-economic data forecasts that were utilized in the
development of the Long Range Transportation Plan,

The trip generation analysis indicates that as part of the zoning amendment of the subject
site, the intensity of uses on the 8.57 acres will actually be reduced as a result of the
multi-family residential units being provided. Therefore, the “worst case™ analysis in
terms of trip generation has already been completed when the site was originally rezoned
(under Z-00-006). The rezoning of the subject site will not have any adverse impact on
the surrounding roadways or intersection. The site is currently accessed through the
internal roadway network within the Estero Interstate Commerce Park. These roadways
connect to the public road network via a full and two directional site access drives on
Corkscrew Road as well as a directional access drive on Three Oaks Parkway. No
modifications to thesc access drives are necessary as a result of the amendment to the
CPD to allow multi-family dwelling units on the subject site.

Attachments
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TABLE 1A

PEAK DIRECTION PROJECT TRAFFIC VS. LOS C LINK VOLUMES

TOTAL AM PEAK HOUR PROJECT TRAFFIC =
TOTAL PM PEAK HOUR PROJECT TRAFFIC =

ROADWAY SEGMENT

Corkscrew Rd W, of I-75

Three Oaks Pkwy N. of Corkscrew Ro

ESTERO APARTMENTS
70 VPH IN= 14 ouT= 56
92 VPH (N= 60 ouT= 32
ROADWAY  LOS A LOS B Losc LOS D
CLASS  VOLUME VOLUME VOLUME  VOLUME
4D 0 260 1.840 1.960
4D 0 260 1,840 1,960

The Level of Service thresholde for all roadways were obtained from the Lee Counly Generalized Service Volume Table

l

- Denotes a Significantly impacied roadway segment

PROJECT
LOSE TRAFFIC  NEW PROJ TRAFFIC PROJ/
VOLUME DISTRIBUTION AM PEAK PM PEAK LOSC
1.960 40% 22 24 1.30%
1,960 25% 14 15 0.82%



TABLE 2A
ESTERO APARTMENTS

BUILD-OUT TRAFFIC VOLUMES AND 100" HIGHEST HOUR LEVEL OF SERVICE ANALYSIS

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 70 VPH IN= 14 OUT= 56
TOTAL PM PEAK HOUR PROJECT TRAFFIC = 92 VPH IN= 60 OUT= 32
2019 2018 2018 2019
PKHR PKHRPKSEASON PROJECT BCKGRND BCKGRND
SITE/ BASEYR 2011 YRS OF ANNUAL PK SEASON PEAKDIRECTION  TRAFFIC AM PROJ PM PROJ + AM PROJ +PM PROJ
ROADWAY SEGMENT STATION ADT ADT GROWTH RATE PEAKDIR. VOLUME LOS DISTRIBUTION TRAFFIC TRAFFIC VOLUME LOS VOLUME LOS
Corkscrew Rd W. of 175 15 25,000 29.500 9 1.86% 1,306 1.513 C 40% 22 24 1,535 o 1.537 od
Three Oaks Pkwy N, of Corkscrew Rd 415 11,100 20.200 g 6.88% 677 1,153 c 25% 14 i5 1.167 c 1,168 C

"The 2011 peak hour, peak season, peak direction traffic volumes wers taken from the 2012 Lee County Concurrency Report,



CIP FY 1314 - 17718

VYOTAL PROJECTS LIST

PROPOSED

22-May-13 PROJECT CURRENTY cip cw cip cIp e cie cip * TOTAL
REF PRO. STATUS FUNDING BUDGET BUDGEY BUDGET BUDGEY BUDGEY BUDGET BUDBGETY BUDGET PROJECTED
" & PROJECT N_/‘\T:Mi » . {3131113) SOURCE FY 12113 FY 13114 FY 14115 FY 1516 FY 18147 FY 17118 |FY 13144 -47118] YEARS 690 COsT
FUNDING SOURCE CODES: A= AD VALUREM; D = DERT FINANCE, E = ENIERPRISE FUND: G = GRANT, GT = GAS TAX, | = IMPACT FEES: LA = LIBRARY AD VALOREM: S = SRECIAL; T=10C; M~ MSBUMU
COMP PLAN CODES: R = REQUIRELD: NR = NO| REQUIRED; F = FURTHERS SPECIFIC OR GENERALIZED REQUIREMENT OF LEE PLAN; CATEGORY CODE 1 THROUGH 5 -
A NATURN- RESOURCES
3 208574 BrascliifiF ddlosticks Watar Quanily improvements Construcion comptete A 253,875 4 ¢] 0 U 0 a 0 2,282 568
4 208588 Calovsahalchre THDL Camphance BMAP completernt A 1.032,735 1,600,000 LANN 00 3 000,000 2,000,000 2,000,000 7.000000 J0.000,000 38,101,663
5 J0B58Y Uharloite Haber TN Cenpliance Avatting FOEP dreclion £ 150.600 4] 0 U n [} bl 1,709,016 1,375,000
& 208596 Culvert Replacenent Permifhng 3l FOER A 941,299 1] 1] [l & 0 ] o] 1,343,900
/203072 Eagle Kingelegends mieiconnest troposed R ¢} 0 0 o [ 0 B 450,000 450.000
8 20850 tverglades-West Coast TMEL Compliance BMAP comploled A 444002 200,000 260,000 260,020 200.000 200,000 1,000,000 18,000,000 19 641,368
¥ 208548 Fictter Craek Hesloration Bommitiing comninte A 78,088 ] 1,400,000 4] n 1,400,000 o 1,831,811
10 2DBSAy | alfwny Creek Filter Marsly FDOT JPA approved A 660, 1582 o} 4] [ o 4] 0 0 1,052,281
11 208548 fsland Park Filler Marsh Monilormg & Mamtenanes A 27718 a [H [ u n 9] §] 1,618,342
12208513 Lakes Park Water Cualily Proect Coustruchon complate G 1,273,374 4] 0 a o o ¢ 0 3.818.200
13 208567 Natle Grade Stermwaler Park Lalters of iteres! dun 4-2-13 A 399,538 dl o 3.000,000 0 ] 3.000.000 o 3.400.007%
14 208583 NEM Surtace Vater improvemisnlg L.olters o interost due 4-2-33 h H00,000 0 1.000.000 3 000,000 1,000,000 4.000,000 4.000.000 4,800,000
15 208564 Paimona Park Water Qualily tmpiovements in desion & pernutimhg n 201,078 00,1000 o 4] 4] o] 500.000 ¢ 450,000
16 208556 Paling Lane Dianage Gonetruction substantially complate A 202,480 0 i) o ul [ i b} 285,924
17 208593 Popush Croek Praserve Complete 49,088 1] O o 0 0 D fi 1,882,771
18 208584 Poviell Crenk Hydrological Restoration Momtnnng fiter marst A 510,892 G 0 4] ¢} U 0 4] 3.758,151
19 208561 Pravie Fine Restoration i1y kesign and permiing A 018,700 [ 0 0 O ] i o] 500,000
3n 208538 Spsnish Crask Restorption 0 design and ponitling 323,322 100,000 400,000 o 3 bl 400,000 [ 1,040,616
2} 208557 Sunmtiland/Nhio Mile Run Drainagoe improve Praposol o [+} 100,000 350,000 1] o 450,000 0 460,600
22 202965 ‘Ten Mile Canal -lter Marsh Construciion Comphle 2,107,032 3} a 4] 0 0 Q o 4.9(0.900
2% 208509 Yeliaw b-ever Creek Chain improvoments On hold perding Cape Caoral A 17,913 0 571,000 o] 0 o 571,000 [4 697,835
24 [i NATURAL RESQURCES CAPITAL TOTAL 10,420,326 1,800,000 4,671,000 5,550,000 3,200,000 3,200,060 48,421,000 19,659,916 93,931,435 }
25
26 [TRANSPORTATION DEPARTMENT
27
28 2040370 Alico Road Mulli-Lamng Acquiring mamienance acecoss ROW AGT) 224,257 Q [#] 0 o o I 8] 10 459,087
20 202075 Alito RA-AL - Hors | iilAurport Res Pnfintaiaey tesgn undenvay GT 1,841,699 170,000 b 8,350,000 540,000 2 9,050,000 0 11,400,000
30 206002 ticycietPedestrian Facdiies Damals pathway ta baam in May GTd4-21425 618,767 467,000 740,000 180,500 1,014,000 1,006,000 3,407,500 3.700.000 28,933,245

* = Total Projecten Coxs are all past expensns, ctiren! budget and all proposed budgets
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CIP FY 13/14 - 17/18

TOTAL PROJECTS LIST

PROPOSED

22-May-13 PROJECT CURRENY cp cip cir cle cip cmw (M1 * TOVAL
REF | PROJ STATUS FUNDING BUDGET BUDGET BUDGFEY BUDGET BUDGET BUDGET BUDGET BUDGET PROJECTED
i H PROJ’IECT NANE {313113) SOURCE FY 12113 FY 13714 FY 14115 FY 15186 FY 16117 FY 17018 | FY 13044 -17/18] YEARSB-10 COsY
EUNDING SQURCE CODES A = ADVALDREM: [ = DERT FINANCF £ = ENTERPRISE FUND, G = GRANT: 8T = GAS TAX: | = IMPACT FEFS, | A = LIBRARY AD VALOREM; S=SPECIAL, T-TDC; M= MSBUMTY
COMP PLAN COCES: R = REQUIRED M2~ NOT REQUIRLD, F = FURTHERS SPECIFIC OR GENERALIZED REQUIREMENT OF LEE PLAN; CATEGURY CODE 1 THROUGH 5
31 205724 Big Cotlos Pass Dridgy Repticemant Proposeds F 0 1,500,000 1,500,000 4,500,000 3.000,000 3.600,000 14,500,000 27,400,000 41,900,000
3z 205720 Bonila Boach Road - Mhase Construction unrenway L24.A5 4,657 568 ] 3 0 [+ 2 U ¢l 10,561,418
33 205723 Elanita Boartt 120ad - Phasae (H Design unuerway 124 AS 92,906 o u 4] 0 " 0 22,600,000 24877170
34 206758 BriarclifffRipp Sanalization BoCC approved on 4.9-12 6T 25,000 200,000 0 a o 1 200,000 0 225,000
35 7204088 Mot Store Road Tour Lanirg 78 1 Vi Haren In dosign & purchyang ROW oA 1Y 1894710 1.008,000 8 137,000 730,000 5500 000 240,000 15676000 12,970,400 39435408
20560 CapeVidpoint Plaza Reconstriction Conslrugkon complele £ 1,115,425 ¢} 0 Q 0 4] ] 3] 15,734,137
37 205053 Captiva Dnve Snoulders Complete 9] 4,100 0 Q 0 4 ¢ Q u 1,235,456
30 204054 Cotomal Biva/Siw Mile to SRRE2 Major canstruckion cemblewn 123AS 3477 58 o o) ¢} 0 4] o @ 32,663,900
38 NEW Corielt Rd Widemng/fasurbucing Propostd Gr 0 0 4150060 690,000 o] 0 140,000 ] 840,000
40 205C65 Coikstrew Culve Onyoiny veaelatin mamionance GT 168.080 o b o it 0 0 @ 580423
41 Crystar Drive 2 1.ane Divided Proposed GT 0 0 0 0 0 450,000 150,000 8,275.000 7,125,000
47 208077 Cayuiatiantnhon Reundabiout ROW acquisibon undereay GT 125,000 A50,000 ] 0 o o 450,000 0 375,000
43 205072 Daniels 6L/ Treckine-Gatevay Camiplote 1-23,A.07 1116700 0 0 4] s} H 0 0 4,885,108
as 05079 Danals Resarlacng S Mite o /% Constiuction lo begm 31d quartar Gl 1,700.000 4] o] bl o Dl 4] ] 1.700,£00
4% 205062 Lot Prado ROW VWaitmg an final isvoie? from Cune [ 208,000 4] 0 0 o 0 0 O 3299824
a6 205683 3el Prado SignalsiResurtacing Censtuchinn undanvay GT.8 850,700 [+ o ] M) o 0 0 985,000
47 206038 F-ARCS Upgrads lor Lamway Comyilate ¥ 69,000 b @ i3 0 i 0 4] 971,899
AB 205067 Estuero Blvd figrovemerits Prelmunary desiglt utdnvay GTs 2,449 946 7,000,000 360,000 ¢ 756,000 7,000,000 15,050,000 31,000,000 50,100.000
49 205071 Fstero Patkway Fulonsion Landseaning phase $GTA) 206,765 0 ¢ 0 4] [} O 4] 57,190523
50 205605 Fiber Riny Proposed [ o 350,000 0 1] [} i8] 350.000 ] 350.006
51 204083 ladwolus Wadeamg ABW Bulb eonstrustion undenvay  AGT1 4,24 2902183 L] o D 4 o] a 0 24105732
&2 20€683 Hickory Bivd Paved Shoulders Complate GT 4,000 0 o} o 0 ® bl o 494 054
53 205063 tlomestead 4L / Suntise-Alabama Dosign & ROW acquisition uintarway 1-23.A4.0.0an 1,034,069 3,400,000 150,008 12,100,000 96,000 0 16.340,00C 4] 19,840,000
54 206080 Homestead Road Uomplete Sireet Tesinn 10 beam n 4t ouaner GT 1,500.000 o] 0 Al ¢ O 0 ) 1,500,000
55 KistpuLitlieton Reallgiment Proposcd 122 o 0 0 0 137,500 875,000 /12,500 593,500 1,506.000
56 205068 Luckolt Road 4L f Oz 16175 Finalizing ROW acausilion 123 A 599,207 0 [\ 4] 0 3} 4} 3,060,000 4,219,060
67 205904 Mallacha Pass Bndge Replacement Under construetian 1-22 GT A 2,327438 a ] [4] o a 4] o] 24 852 568
58 205074 Mitigation Bank Onygoiny peroll discussions wiCorp GT 23.858 Q i 0 0 g ti 0 136.001
59 Z2043G0 tlorth Auport Rood Extensfon West in design by Doveleper Loan 7122574 ¢ a o 0 0 M o} 4,470,000
GO 205078 fdorth Arport Road 1Reconsiructon Dasion 15 adverised for cansultant G 500.600 1.800.060 e} () 0 o] 1,800,000 ) 2,200,000
61 Oniz AL/ Colonat VLK Proposed 1-23.A 0 0 4] 4] u 0 ] 10,519,000 10,819,000

= Total Projected Costs are all past expenses, current budget and all proposed butlygets
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CI? FY 13/14 - 17/18

TOTAL PROJECTS LIST

PROPOSED

22-May13 PROJECY
REF PROJ STATUS
# L PROJECT NAME - {33113

FUNDING SCURGE CODES A= AD VALOREM 3= UEET FINANCE: F - ENTERPRISE FUND, G = GRANT, GT = GAS TAX, 1~ IMPACT FEES; | A = LIBRARY AD VALOREM S = SPECIAL, T=10C. M = MSGUTU

FUNDING
SQURCE

CURRENT
BUDGET
FY 12/13

cwp
BUDGET
FY 1314

cip
BUDGET
FY 1415

<
BUDGET
FY §6/116

cip
BUDGET
FY 18117

cip
BUDGET
FY 17118

cie <
BUDGET BUDGET
FY 13714 - 17118| YEARS 610

CONP BLAN CODES: R = REQUIRED; NR = MOT REQUIRED; F = FURTHERS SPECIFIC OR GENERALIZED REQUIREMENT OF LCE PLAN; CATEGORY CODE 1 THROUGH &

* TOTAL
PROJECTED
COST

67

205086
204012
204064
206690

206753
20404
205691
208007
204053
202043
204081
205818

205037

207614
2071483
NEW
NEW
07305
207144
NEW

207159
207158

Otliy. Avenue/SRED - | ucholl

ROV acarsiilan vedzagay 123A 3142135 1] ¢ o 4] G g 10,650,000 22,198.41¢
Otz Fout Laning - MLK 1o Lucke!t ROW acquisilion underway F25AG 113,502 Y] 0 0 t 0 o 8,725,000 18,921 475
Mantation £xt, idiewilt to Colomat In lanedseapmg maatanance phaso 14 A £0.033 9] 0 U O & o} 8371.76a
Signal System Central Sofiware: Complete Gt 7974 0 n 0 2} [4} n i} 320,00
tnstalling vber contechons on
Signat System ATMS Upgrades Gladious Carciscrew & Alien [¢1] ar6,723 7HD.0DG 750,000 750,000 b Q 2,250,000 ¢} 3,750,000
S Mitn Cyprass Pheyy 4 Laning Substantially complete 123A 2 647,299 0 4] b 0 u 4] 0 10,244 500
Summedm B:ke-Ped Accommotiation Canstruztinn sndereay Gl 871213 0 ¢] { 0 7} 0 0 895,000
Sununerhn Road-Boy Suout 1o Cypress Lake Finalzing drainage issues GTH23 3278344 s} [ 1] 0 [ d o 30,133,081
Three Qaks Fhawy Extensian, Mmih Design and ROW undervay 244 7 5895,960 s} [ 0 0 D 0 19,778,882 52,403,908
fheee Oaks Pewy Extension South Prepanng praposat to consbuct pond - LAGCT .S 5,442,202 0 Q 4] b} a 0 fi 62,749,705
Thiee Gaks Prvy WiGeng Landscauing nhiase 247G 210,858 o n o g 0 0 0 32582837
Toll imeroperanifily Plairs to modify tans equipment oy 100,000 750,000 [ [ Q 0 750.000 i} 850,000
Toll System Reptacement Pronoscd [ 0 i} 0 0 4,540,000 2,200,000 5.740.600 1.060,000 B,700.000
Traffi: Mgmi Cenlar Upiate - S ity compl GT.8 31,290 0 0 0 0 0 0 0 182.83)
[ TRANSPORTATION CAPITAL TOTAL 56,238,865 17,845,006 14,727,000 26.360,509 -_,1,8‘1 71500 14,971,000 90,075,000 180,788,383 709,838,809
[uTiiies B 1
Airport Mitiqaion Patk A-Sﬁ Sysiom Propuse = v 0 bl O fa} fi ] 21,570.000 21,870,000
Alies Rd AL-Bon MHilYA port Haul- Wi Relot: Per LCDOT achedule E 3E0,000 0 o 3.750.000 O ¢ 3,750,000 0 4,100,000
At Road Waler Man Ritocation/Metro Phwy Exi Delnts projecs E o O o u [ Q 0 L] 1,946,768
Bayshore R 24" WM-Samville to N Tanuami Proposed 3 0 0 1] 0 1] 0 ) 3,450,000 3,450,000
Ben Rl Gellfin Forco Maln improve South Propoxatl E [} 0 A25,000 4,575,000 1 o 5,000,000 0 5,800,000
Aan Hill Grifhin Paraliol Forcemam Cansultant coniraet (o BaCE in Apdl E 1.402 514 {) I3 n 4] ] ko] V] 1,102,514
Bus 41 Lne Upgrate-Litleton/Shell Factary Desgign Compidte E 133234 8] 4} [ u 4] { 1 133.284
Colonial 30* Wator fain-Oriix to Gunnnnry Proposcd E 0 0 1] b} 0 0 0 B.A00,000 8.A00,000
Corkscrew Aerator Impravements Oelete projact J 0 0 b 1] o] 0 ] ¢
Corkgerew Rd - Ban 1ill to the Hattat Ueiets project E o 4] [ 0 0 ] 0 o 11,157
Carkstrew Road & |78 inlerghange Proposes 3 n ] 0 [ o Q D 3.000,600 3,056,705
Corkscrew WTH Exoansion to 20 MGD Delete project D o Y] U 0 0 a 0 o 0
Cotksermy WTPR Wellhe!d Inusrovements Dulele project v} [ n @ Al ¥} Q o 0 4

= Towl Projected Gosts are all past expenses, current budget and all proposed budgels
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CXHIBIT 10
Focus Development Group Estero Apartments
~Exhibit IV.B.2.
Existing and Future Conditions Analysis

WATER

Existing Conditions
Presently Lee County Utilities owns a 10-inch water main that is located along the
east side of Corkscrew Commons Drive.

Plant Capacity

The Corkscrew Water Treatment Plant serves the project site. Presently this plant is
designed for 15 Million Gallons per Day (MGD) of production. Per the Lee County
Concurrency Report (2011), the projected Peak Month Daily usage is approximately
8.7 MGD. Therefore, there is an estimated surplus capacity of 6.3 MGD.

The existing South Florida Water Management District (SFWMD) consumptive
water use permit #36-00003-W (which covers the Olga, Green Meadows and
Corkscrew plants) states that the permitted allocation is 30.37 MGD of raw water
during a maximum month. Per the Lee County Concurrency Report, a total of 17.3
MGD of finished water was actually produced by the three water treatment plants
during 2010,

Future Conditions

For this project, the ideal connection point(s) would be along Corkscrew Commons
Drive. It is recommended to loop the water main internally or externally to allow for
redundancy within the system.

The Factors shown within Table 1 are provided from Lee County Utilities Operations
Manual.

Table 1: Proposed Water and Wastewater Flows
Average Average
Factor Daily Flow  Daily Flow Peak Peak Day

Unit Type Units (GPD/Unit) (GPD) (GPM) Factor  Flow (GPM)

Multi-family

Minimum Level of Service
As stated within “The Lee Plan,” (Policy 95.1.3)

Minimum Acceptable Level of Service (LOS):

Within certificated, franchised, or designated service areas only: supply and
treatment capacity of 250 gallons per day per Equivalent Residential Connection
(ERC) for the peak month, except that facilities serving only mobile home
residential structures must have a capacity of 187.5 gallons per day, and facilities
serving only travel trailer residential structures must have a capacity of 150

Johnson Engineering, Inc. 1 Exhibit IV.B.2.
December 20, 2013



Focus Development Group Estero Apartments
Comprehensive Plan Amendment
Exhibit IV.B.2.

Existing and Future Conditions Analysis

gallons per day. Where a private water utility has provided an alternate standard
for application within its certificated or franchised area, and that standard has
been adopted into this comprehensive plan, that will be the standard to be used for
concurrency management in the respective certificated or franchised area.

Presently the County meets the minimum LOS for the Green Meadows Water
Treatment Plant, there is a surplus of 25,200 ERC’s of additional flow based on 6.3
MGD of available capacity. Per the ‘Bureau of Economic Business Research’ Lee
County is projected to grow by approximately 50% by 2030 in population.

The anticipated 27,200 GPD for this project adds approximately 109 ERC to the
treatment facility. It appears that the present plant capacity should be able to
accommodate this project.

SANITARY SEWER

Existing Conditions

Presently Lee County Utilities owns the gravity sewer system that is laid along
Corkscrew Commons Drive and is directed south to Lift Station 7795. Flow from
this lift station is directed to the west along Corkscrew and then north on Three Oaks
Parkway, ultimately discharging into the Three Oaks Wastewater Treatment Plant
(WWTP)

Future Conditions

It is recommended to core a hole into one of the existing manholes along Corkserew
Commons Drive and extend the gravity sewer onsite. Based on testing performed on
Lift Station 7795 from June 10, 2013 through June 17, 2013 it appears there is
sufficient capacity to direct the 66 GPM to this station.

Minimum Level of Service
As stated within “The Lee Plan,” (Policy 95.1.3)

Minimum Acceptable Level of Service:

Within certificated, franchised, or designated service areas only: average
treatment and disposal capacity of 200 gallons per day per Equivalent Residential
Connection (ERC) for the peak month, except that facilities serving only mobile
home residential structures must have a capacity of 150 gallons per day, and
facilities serving only travel trailer residential structures must have a capacity of
120 gallons per day. Where a private sewer utility has provided an alternate
standard for application within its certificated or franchised area, and that standard
has been adopted into this comprehensive plan, that will be the standard to be

Johnson Engineering, Inc. 2 Exhibit IV.B.2.
December 20, 2013
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used for concurrency management in the respective certificated or franchised
area.

Presently the County meets the minimum LOS for the Three Oaks WWTP; there is a
surplus of 16,000 ERC’s (3.2 MGD) of additional flow based on 6.0 MGD minus 2.8
MGD (per projections in Lee County Concurrency Report 2012) of available
capacity.

The anticipated 27,200 GPD for this project adds approximately 109 ERC to the
treatment facility. It appears that the present plant capacity should be able to
accommodate this project.

RECLAIMED WATER

Presently there is a recorded Agreement for the Delivery and Use of Reclaimed
Effluent Water (Instrument# 2007000343669, Page 18) to this subject property.
This agreement states that Lee County will provide an average of 0.006 MGD to
the point of delivery located on the south end of the subject property.

SURFACE WATER/DRAINAGE BASINS

An exhibit showing historic and current flowways is provided as Exhibit 24 with
the CPD Amendment Application that is filed concurrently with this
Comprehensive Plan Amendment Application. The subject site is located where
a master surface water management system has been permitted previously by the
South Florida Water Management District (Application No. 991105-27). A
subsequent modification was approved for the subject 8.57 acre site to
accommodate a proposed retail center that has not been constructed. The permit
modification 07-0320-20 will be modified to accommodate the proposed
multifamily development and will meet all South Florida Water Management
District requirements related to surface water management.

PARKS, RECREATION AND OPEN SPACE

The surrounding community has adequate levels of service related to parks and
recreation. Specific community facilities available and adequate to serve the
project exist within proximity that could be reached by alternatives to vehicle
travel due to their close proximity, including: Estero Community Park within 1.4
miles, and schools that provide opportunity for recreation including Pinewoods
Elementary School within 2.1 miles, Bonita Springs Charter Middle School
within 6.9 miles, and Estero High School within 2.1 miles. An area of 3 acres, or

Johnson Engineering, Inc. 3 Exhibit TV.B.2.
December 20, 2013
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35% of the subject site, will be dedicated as Open Space.

PUBLIC SCHOOLS

A letter determining the adequacy and provision of school facilities for the subject
property has been requested and will be provided to demonstrate there is an
adequate level of service to accommodate school children of the proposed 136-
unit multifamily development.

Johnson Engineering, Inc. 4 Exhibit IV.B.2.
December 20, 2013
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Focus Development Group Estero Apartments

Comprehensive Plan Amendment
IV. E, Request, Description, and Comprehensive Plan Consistency

Request

The Applicant seeks a small scale amendment to change the Future Land Use designation of the 8.57-
acre parcel from General Interchange to Intensive Development to accommodate multifamily residential
uses.

Description

The subject site is located in the northwest corner of the intersection of the exit ramp from southbound
Interstate 75 and Corkscrew Road. The site is part of the Estero Interstate Commerce Park Commercial
Planned Development (CPD) approved pursuant to Zoning Resolution No. Z-00-006. The site is currently
approved for 60,211 square feet of retail and 7,454 square feet of restaurant by Lee County
Development Order DOS2007-00066.

Uses immediately surrounding the site include commercial and hotel uses of the Estero Interstate
Commerce Park CPD as depicted on the Existing Land Use Exhibit included in this application,
specifically: a mid-rise hotel, gas station, tire service store, restaurants, and golf cart and ATV
dealership. Corkscrew Commons Drive provides shared access to these commercial uses, as well as the
Subject Parcel.

The proposed project will not place an undue burden on the existing or planned infrastructure in the
surrounding area. Urban services are available in the vicinity. This location is at the interchange of I-75
and Corkscrew Road which provides significant access to destinations. The surrounding road network
has appropriate capacity for the expected trip generation created by the project as analyzed in the
Traffic Study accompanying this application. The project is along LeeTran Route 60, which serves San
Carlos Park, Estero and Florida Gulf Coast University and links to Route 140 along US 41 and the Express
Route to Gulf Coast Town Center.

Community facilities are in place and adequately serve major development in close proximity such as
Miromar Outlets and Germain Arena at the northeast quandrant of I-75 and Corkscrew Road.
Community facilities available and adequate to serve the project exist within proximity that could be
reached by alternatives to vehicle travel due to their close proximity, including: Pinewoods Elementary
School within 2.1 miles, Bonita Springs Charter Middle School within 6.9 miles, Estero High School within
2.1 miles, Estero Community Park within 1.4 miles, Estero Fire Rescue and EMS Emergency Services
Station within 1 mile, and South County Regional Library less than 1 mile away.

Lee Plan Consistency

The Applicant seeks to change the Future Land Use designation from General Interchange to Intensive
Development to allow the option for multifamily use. The proposed designation of the 8.57-acre site in
the Intensive Development Future Land Use Category will require update to the Table 1(b) Planning
Community Year 2030 Allocations to reduce the General Interchange designation by 8.57 acres and add
8.57 acres within the Intensive Development designation. The Estero Planning Community is shown to
have population of 3,650 remaining to be accommodated, so the proposed change contributes to the

Johnson Engineering, Inc. 1 Request, "['}escr'iption and Comprehensive
December 20, 2013 Plan Consistency
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population accommodation needs of Estero with a housing type of multifamily that has been evaluated
and found to be needed through a professional market assessment, further described below.

Multifamily use is allowable in the CPD zoning district. A PD Amendment request is being processed
concurrently with this small scale plan amendment to add the option for multifamily use on the subject

property.

The multifamily use is proposed to consist of 136 rental apartment units. Current plans include 44 one
bedroom units, 80 two bedroom units, and 12 three bedroom units.

The density for the subject site is proposed at 15.87 units per acre, with 14 units per acre of base density
and an additional 1.87 units per acre in bonus density through contribution to the affordable housing
trust fund. This proposed residential density is within the total maximum density allowable through
bonuses of up to 22 dwelling units per acre in the Intensive Development Future Land Use Category.

The Estero Council Community Leaders recently commissioned the Estero Community Market
Assessment (Market Assessment) prepared by Richard F. Hunt of Peloton Research Partners. The
Market Assessment found that the Estero market has a limited amount of land available for multi-family
rental housing (p. 15). The Market Assessment also provides that multi-family rental housing is an
important housing choice for accommodating the workforce and new residents (p. 15). The proposed
project will help to fill this void, thereby supporting the area’s growing workforce and helping to attract
new residents to the area and sustain the existing and anticipated commercial uses in Estero.

The Intensive Development Future Land Use Category is further described in Policy 1.1.2 to provide for
planned mixed use centers of high density residential, commercial, limited light industrial, and office
uses. The proposed Future Land Use Map amendment supports the concept of mix of uses by
incorporating multifamily residential units in proximity to commercial uses.

The Mixed Use Overlay designations found on Lee Plan Map 1 (page 6 of 8) include a mixed use
designation in the southwest quadrant of the I-75/Corkscrew Road interchange, immediately south of
the subject site across Corkscrew Road. The subject site proposed for multifamily development within a
CPD is within % mile of the Mixed Use Overlay area, therefore the proposal is consistent with the intent
of Policy 4.2.3 of the Lee Plan, which gives the BOCC discretion to allow mix of uses to extend beyond
the Mixed Use Overlay zone up to % mile.

The Lee Plan designates the site within the Estero Planning Community. The proposed project is
consistent with the residential use objectives outlined in the Lee Plan for the Estero Community,
particularly Policy 19.3.1, which encourages higher density residential developments with a mix of unit
types between Three Oaks Parkway and I-75, which is the location of the proposed project.

Policy 19.2.6 of the Estero Community Plan also provides that “Lee County encourages...residential
developments to provide interconnect opportunities with commercial areas, including but not limited to
bike paths and pedestrian access ways.” The proposed multifamily development will be interconnected
to the existing commercial uses in the immediate vicinity using Corkscrew Commons Drive.

Johnson Engineering, Inc. 2 Request, Description and Comprehensive
December 20, 2013 Plan Consistency
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The applicant provided an informal presentation to the Estero Community Planning Panel at their
meeting October 24, 2013. The Panel was receptive to the project, especially as it relates to the Estero
Community Market Assessment (Market Assessment) recently commissioned by Estero Council
Community Leaders and prepared by Richard F. Hunt of Peloton Research Partners. The proposed
project will help to fill voids in multifamily housing within Estero, thereby supporting the area’s growing
workforce and helping to attract new residents to the area and sustain the existing and anticipated
commercial uses in Estero. Employment opportunities are also in close proximity, including the Hertz
Headquarters located within 2.5 miles, which is within a reasonable distance to reach conveniently by
car or hicycle.

Objective 19.1 and Policy 19.1.1 of the Lee Plan will be met through adherence to buffering, signage,
and architectural regulations of the Land Development Code for projects within Estero, subject to a
deviation request to allow for signage acceptable to the Estero Community Planning Panel and Lee
County that serves as a community gateway feature along Corkscrew Road.

The water management system has been designed and permitted according to South Florida Water
Management District Environmental Resource Permitting requirements, which ensures Objective 61.3
and supporting policies related to Surface Water Management Standards are met.

The proposed multifamily use is consistent with Housing Needs Objective 135.1 and 135.4, and Policies
135.1.4 and 135.1.9 in that a contribution to the Affordable Housing Trust Fund will be provided to
support affordable housing provisions in the County, and the project itself contributes a mix of housing
densities and types to the Estero community.

The proposed CPD amendment is consistent with the Economic Element of the Lee Plan, specifically

Policy 158.1.9, in that it will introduce multifamily housing options to support a mix of housing types,
sizes, prices, and rents in a mixed use location.

Adjacent Local Government, State and Regional Policy Plan Consistency

The proposal is small scale in nature, and will not have significant impacts on the adjacent local
government of Bonita Springs or on its comprehensive plan. The Bonita Springs Comprehensive Plan
Intergovernmental Coordination Element provides for a coordination system that is maintained
between the city and Lee County on planning and land use matters.

The State Comprehensive Plan (Florida Statute 187.201) Housing Goal is to increase affordability and
availability of housing for low income and moderate income persons... while at the same time
encouraging self-sufficiency of the individual and assuring environmental and structural quality and cost-
effective operations. The proposed project increases the availability of multifamily housing options in
an area found to need such options, and the project contributes to the Affordable Housing Trust Fund to
help make housing for low income and moderate income persons more available. Environmental and
structural quality has been assured through the permitting process for defining the stormwater system
and land dedicated to environmental preservation within the Estero Interstate Commerce Park.

Johnson Engineering, Inc. 3 Request, Description and Comprehensive
December 20, 2013 Plan Consistency
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The State Comprehensive Plan Land Use Policy 1 is to enhance the livability and character of urban areas
through the encouragement of an attractive and functional mix of living, working, shopping and
recreation activities. The proposed change to allow multifamily units within a commercial planned
development supports the intent of this Policy by allowing for residents to living in proximity to
workplaces and shopping opportunities in an appropriate location where urban services are available
and adequate.

The State Comprehensive Plan Public Facilities Policy 1 provides for incentives for developing land in a
way that maximizes the uses of existing public facilities. The proposed project furthers this policy as it is
within an urban area with existing public facilities, as explained above in the Description section.

The Southwest Florida Regional Policy Plan (SWFRPP) Affordable Housing Element Goal 1 is to supply a
variety of housing types in various price ranges to ensure that all residents have access to decent and
affordable housing. The proposed project increases the availability of multifamily housing options in an
area found to need such options, and the project contributes to the Affordable Housing Trust Fund to
help make housing for low income and moderate income persons more available. The SWFRPP
Affordable Housing Element Strategy under Goal 1 is to develop livable, integrated communities that
offer residents a high quality of life by: encouraging and promoting infill development in urban areas to
maximize efficient use of existing infrastructure; and promoting developments that combine commercial
and residential uses as a means of providing housing that is affordable and near employment
opportunities. The proposed project fulfills this strategy and related actions because it is offers
multifamily housing with uses immediately surrounding the site that include a mid-rise hotel, gas
station, tire service store, restaurants, and golf cart and ATV dealership, as depicted on the Existing Land
Use Exhibit included in this application.

Johnson Engineering, Inc. 4 Request, Description and Comprehensive
December 20, 2013 Plan Consistency
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The request for a small scale amendment to change the Future Land Use designation of the 8.57-acre
parcel from General Interchange to Intensive Development to accommodate multifamily residential uses
within a Commercial Planned Development is .supported by the data and analysis of the Estero
Community Market Assessment (Market Assessment) prepared by Richard F. Hunt of Peloton Research
Partners. The Market Assessment found that the Estero market has a limited amount of land available
for multi-family rental housing (p. 15). The Market Assessment also provides that multi-family rental
housing is an important housing choice for accommodating the workforce and new residents (p. 15). The
proposed project will help to fill this void, thereby supporting the area’s growing workforce and helping
to attract new residents to the area and sustain the existing and anticipated commercial uses in Estero.

The American Planning Association (APA) Policy Guide on Housing (2006) asserts that in order for
communities to function, there must be an adequate supply of housing in proximity to employment,
public transportation, and community facilities such as public schools. The proposed project is a
request to locate housing in proximity to these activities within the community.  Uses that afford
employment opportunities immediately surrounding the site include a mid-rise hotel, gas station, tire
service store, restaurants, and golf cart and ATV dealership. Public transportation is in proximity as the
project is along LeeTran Route 60, which serves San Carlos Park, Estero and Florida Gulf Coast University
and links to Route 140 along US 41 and the Express Route to Gulf Coast Town Center. Community
facilities available and adequate to serve the project exist within proximity that could be reached by
alternatives to vehicle travel due to their close proximity, including: Pinewoods Elementary School
within 2.1 miles, Bonita Springs Charter Middle School within 6.9 miles, Estero High School within 2.1
miles, Estero Community Park within 1.4 miles, Estero Fire Rescue and EMS Emergency Services Station
within 1 mile, and South County Regional Library less than 1 mile away.

The APA Policy Guide on Housing further states that the housing stock of a community must include
affordable and accessible for sale and rental units, not only to meet social equity goals, but in order to
ensure community viability. The housing that is subject of this request is proposed as rental multifamily
housing which brings diversity to the housing stock in the surrounding community, as further analyzed in
the Market Assessment for Estero referenced above. By contributing to the Affordable Housing Trust
Fund as proposed, the project further supports the availability of affordable housing in the County.

The APA Policy Guide on Smart Growth (2012) puts forth core principles that are recognized as
supporting an approach to growth and planning that delivers dynamic attractive communities with
greater choices for consumers, as well as a powerful tool for farmland, open space and habitat
preservation. The core principles include providing for efficient use of land and infrastructure, and a
greater mix of uses and housing choices. The proposed land use change is in an urban service area
where residents can avail themselves of available and adequate infrastructure, while integrating the use
of housing in close proximity to commercial establishments that serve as workplaces, and convenient
sources of goods and services that can be accessed via car, public transportation, by foot or by bicycle.
This proposed change is consistent with the definition of Smart Growth that the APA supports and
endorses as a sound planning principle, because it provides choices in housing, in transportation, in jobs
and in amenities.

Johnson Engineering, Inc. 1 Sound Planning Principles
December 20, 2013
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EXHIBIT 13

Resnurces. Contact the Compliance and Review Section of the Division of Historical
Resources at 850-245-6333 for project review information.

December 5, 2013 = Florida
Master
Robert E. Modys =| E;ltg@

Johnson Engineering, Inc.
6941 SW 196th Ave, Suite 32
Pembroke Pines, FL 33332
(954) 626-0123 office

rmodys@johnsoneng.com

In response to your inquiry of December 5, 2013 the Florida Master Site File lists no archeological sites
and no other cultural resources found in the following parcels of Lee County:

Section 35, Township 26, Section25 submitted with search request.
When interpreting the results of this search, please consider the following information:

e This search area may contain unrecorded archaeological sites, historical structures
or other resources even if previously surveyed for cultural resources.

e Federal, state and local laws require formal environmental review for most
projects. This search DOES NOT constitute such a review. If your project falls
under these laws, you should contact the Compliance and Review Section of the
Division of Historical Resources at 850-245-6333.

Please do not hesitate to contact us if you have any questions regarding the results of this search.

Sincerely,

A

Eman M. Vovsi

Historical Data Analyst

Florida Master Site File
EMVovsi@DOS.MyFlorida.com

500 South Bronough Street « Tallahassee, FL 32399-0250 « www.flheritage.com/preservation/sitefile
850.245.6440 ph | 850.245.6439 fax | SiteFile@dos.state.fl.us

This record search is for informational purposes only and does NOT constitute a
project review. This search only identifies resources recorded at the Florida Master
Site File and does NOT provide project approval from the Division of Historical
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LEE COUNTY DIST SCHOOL BOARD
2855 COLONIAL BLVD
FORT MYERS, FL 33966

Phene: (239) 533-6159

Date of Report:

Buffer Distance:
Parcels Affected: 14
Subject Parcels:

Lee County Property Appraiser
Kenneth M. Wilkinson, C.F.A.

GIS Department / Map Room

VARIANCE REPORT

500 ft

26-46-25-00-00001.0000
ACCESS UNDETERMINED
ESTERO FL

12/10/2013 3:08:53 PM

35-46-25-30-00000.0020

LEGAL DESCRIPTION

PARL IN SW 1/4 W OF I-75

LESS RR/W +1.100 TO

1.600 + LESS RD R/W DESC IN
INST 2005-60436 +

LESS PARCEL DESC IN INST #
2007000335061 LESS R/W DESC IN
INST #2008000194952

e Fax: (239) 533-6139 e eMail: MapRoom@LeePA.org

RIB CITY ESTERO INC 35-46-25-30-00000.0050 ESTERO INTERSTATE COMMERCE PK 3
1342 COLONIAL BLVD STE B10 10431 CORKSCREW COMMONS PB 73 PGS 11-12
FORT MYERS, FL 33907 DR LOT 5
ESTERO FL 33928 .
SOUTHERN MANAGEMENT CORP 35-46-25-30-00000.0060 ESTERO INTERSTATE COMMERCE PK 4
324 SW 16TH ST 10411 CORKSCREW COMMONS PB 73 PGS 11-12
BELLE GLADE, FL 33430 DR LOT 6 LESS W 49.91FT
ESTERO FL 33928
CCBVILLC 35-46-25-30-00000.0070 ESTERO INTERSTATE COMMERCE PK 5
11628 OLD BALLAS RD STE 200 10391 CORKSCREW COMMONS PB 73 PGS 11-12
CREVE COEUR, MO 63141 DR LOT7+W4991FTLOT6
ESTERO FL 33928 DESC OR 4404/3439
RLJ I - EM FORT MYERS LLC 35-46-25-30-00000.0130 ESTERO INTERSTATE COMMERCE PK 6
3 BETHESDA METRO CENTER # 1000 10480 CORKSCREW COMMONS PB 73 PGS 11-12
BETHESDA, MD 20814 DR LOT 13
ESTERO FL 33928
ESTERO INTERSTATE COMMERCE 35-46-25-30-0000A.00CE ESTERO INTERSTATE COMMERCE PK 7
12734 KENWOOD LANE STE 35 RIGHT OF WAY PB 73 PGS 11-12
FORT MYERS, FL 33907 ESTERO FL TRACTA
ESTERO INTERSTATE COMMERCE 35-46-25-30-000L1.00CE ESTERO INTERSTATE COMMERCE PK 8
12734 KENWOOD LANE STE 35 SUBMERGED PB 73 PGS 11-12
FORT MYERS, FL 33907 ESTERO FL TRACT L-1
SJTD PROPERTIES 26-46-25-30-00000.0010 ESTERO INTERSTATE COMMERCE PK 9
17 RIDGE DR 10491 CORKSCREW COMMONS PB 73 PGS 11-12
NAPLES, FL 34108 DR LOT1+NBOFTOF LOT2
ESTERO FL 33928 AS DESC IN INST#2006-164065
LESS RD R/W DESC IN INST
#2009000301414
ESTERO INTERSTATE COMMERCE 35-46-25-30-000C1.00CE ESTERO INTERSTATE COMMERCE PK 10
12734 KENWOOD LANE STE 35 ACCESS UNDETERMINED PB 73 PGS 11-12
FORT MYERS, FL 33907 ESTERO FL TRACT C-1
GINLAR PROPERTIES LLC 35-46-25-30-00000.004A ESTERO INTERSTATE COMMERCE PK 11
4631 GLENEAGLES LINKS CT 10441 CORKSCREW COMMONS PB 73 PGS 11-12
ESTERO, FL 33928 DR POR OF LOT 4 DESC IN 3959/1831
. ESTERO FL 33928
CORKSCREW OF ESTERO LLC 35-46-25-32-00000.0010 CORKSCREW COMMERCE PARK 12
HARVERY SHELDON ADVANCED INS 10600 CHEVROLET WAY DESC IN INST#2005-6954
3250 N 29TH AVE ESTERO FL 33928 LOTS 1+2
HOLLYWOOD, FL 33020
ARGONAUT HOLDINGS INC 35-46-25-32-0000F.0000 CORKSCREW COMMERCE PARK 13
200 RENAISSANCE MC 482-B38-C96 10640 CHEVROLET WAY DESC IN INST#2005-6954
DETROIT, Ml 48265 ESTERO FL 33928 TRACT F
All data is current at time of printing and subject to change without notice.
THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.071
(GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBLIC RECORDS). Page 1 of 2



APPALACHIAN OIL CORP 35-46-25-34-00000.011R ESTERO INTERSTATE COMMERCE PK 14
8534 E KEMPER RD 10370 CORKSCREW COMMONS UNIT 1
CINCINNATI, OH 45249 DR LOT 11R

ESTERO FL 33928
RLJ lii - EM FORT MYERS LLC 35-46-25-34-00000.012R ESTERO INTERSTATE COMMERCE PK 15
3 BETHESDA METRO CENTER # 1000 10450 CORKSCREW COMMONS UNIT 1
BETHESDA, MD 20814 DR LOT 12R

ESTERO FL 33928

14 RECORDS PREINTED

All data is current at time of printing and subject to change without notice,
THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.071
(GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBLIC RECORDS). Page 2 of 2
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26-46-25-00-00001.0000

LEE COUNTY DIST SCHOOL BOARD
2855 COLONIAL BLVD

FORT MYERS, FL 33966

35-46-25-30-00000.0050

RIB CITY ESTERO INC

1342 COLONIAL BLVD STE B10
FORT MYERS, FL 33907

35-46-25-30-00000.0060
SOUTHERN MANAGEMENT CORP
324 SW 16TH ST

BELLE GLADE, FL 33430

35-46-25-30-00000.0070
CCB VILLC

11628 OLD BALLAS RD STE 200
CREVE COEUR, MO 63141

35-46-25-30-00000.0130

RLJIII - EM FORT MYERS LLC

3 BETHESDA METRO CENTER # 1000
BETHESDA, MD 20814

35-46-25-30-0000A.00CE
ESTERO INTERSTATE COMMERCE
12734 KENWOOD LANE STE 35
FORT MYERS, FL 33907

35-46-25-30-000L1.00CE
ESTERO INTERSTATE COMMERCE
12734 KENWOOD LANE STE 35
FORT MYERS, FL 33907

26-46-25-30-00000.0010
SJTD PROPERTIES

17 RIDGE DR

NAPLES, FL 34108

35-46-25-30-000C1.00CE
ESTERO INTERSTATE COMMERCE
12734 KENWOOD LANE STE 35
FORT MYERS, FL 33907

35-46-25-30-00000.004A
GINLAR PROPERTIES LLC
4631 GLENEAGLES LINKS CT
ESTERO, FL 33928

14 LABELS PRINTED

35-46-25-30-00000.0020

35-46-25-32-00000.0010
CORKSCREW OF ESTERO LLC
HARVERY SHELDON ADVANCED INS
3250 N 29TH AVE

HOLLYWOOD, FL 33020

35-46-25-32-0000F.0000
ARGONAUT HOLDINGS INC

200 RENAISSANCE MC 482-B38-C96
DETROIT, MI 48265

35-46-25-34-00000.011R
APPALACHIAN OIL CORP
8534 E KEMPER RD
CINCINNATI, OH 45249

35-46-25-34-00000.012R

RLJIII - EM FORT MYERS LLC

3 BETHESDA METRO CENTER # 1000
BETHESDA, MD 20814

All data is current at time of printing and subject to change without notice.
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26-46-25-00-00001.0000

LEE COUNTY DIST SCHOOL BOARD
2855 COLONIAL BLVD

FORT MYERS, FL 33966

35-46-25-30-00000.0050

RIB CITY ESTERO INC

1342 COLONIAL BLVD STE B10
FORT MYERS, FL 33907

35-46-25-30-00000.0060
SOUTHERN MANAGEMENT CORP
324 SW 16TH ST

BELLE GLADE, FL 33430
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December 20, 2013

Sheriff Mike Scott

Lee County Sheriff’s Office
14750 Six Mile Cypress Pkwy
Fort Myers, FL 33912-4406

Re:  Request for Letter of Service Availability
Estero Planning Community Comprehensive Plan Amendment

Dear Sheriff Scott:

We are in the process of preparing an application for a Comprehensive Plan Amendment for
property within the Estero Interstate Commerce Park CPD located in Estero, Florida. Focus
Development Group, LLC’s property comprises of approximately 8.57 acres within the Estero
Planning Community with a street address of 10471 Corkscrew Commons Drive. The request is
for 136 multi-family units on the subject property that was previously approved for 60,211
square feet of retail and 7,454 square feet of restaurant.

The application requires that we obtain a letter that determines adequacy of facilities from all
providers that must be filed with the application package. If you could please provide us with a
Letter of Availability for your services at your earliest convenience, we would greatly appreciate
it.

We appreciate your attention to this matter. If you have any questions, or require additional
information, please do not hesitate to contact me at (239) 334-0046.

Sincerely,

JOHNSON ENGINEERING, INC.
% ya =
o~ Lisa Baughman

Administrative Professional

LD/ljm
20139560-000

2122 Johnson Street ® Post Office Box 1550 = Fort Myers, Florida 33902-1550
(239) 334-0046 = Fax (239) 334-3661
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December 20, 2013

Ben Abes, Deputy Director of Operations
Lee County Emergency Medical Services
14752 Ben C Pratt/6 Mile Cypress Pkwy
Fort Myers, FL 33912

Re:  Request for Letter of Service Availability
Estero Planning Community Comprehensive Plan Amendment

Dear Deputy Director Abes:

We are in the process of preparing an application for a Comprehensive Plan Amendment for
property within the Estero Interstate Commerce Park CPD located in Estero, Florida. Focus
Development Group, LLC’s property comprises of approximately 8.57 acres within the Estero
Planning Community with a street address of 10471 Corkscrew Commons Drive. The request is
for 136 multi-family units on the subject property that was previously approved for 60,211
square feet of retail and 7,454 square feet of restaurant.

The application requires that we obtain a letter that determines adequacy of facilities from all
providers that must be filed with the application package. If you could please provide us with a
Letter of Availability for your services at your earliest convenience, we would greatly appreciate
it.

We appreciate your attention to this matter. If you have any questions, or require additional
information, please do not hesitate to contact me at (239) 334-0046.

Sincerely,
JOHNSON ENGINEERING, INC.

- :
Lisa Baughma("
Administrative Professional

LD/ljm
20139560-000

2122 Johnson Street = Post Office Box 1550 = Fort Myers, Florida 33902-1550
(239) 334-0046 » Fax (239) 334-3661
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Fire Chief Scott Vanderbrook
Estero Fire District

21500 Three Oaks Pkwy
Estero, FL 33928

December 20, 2013

Re:  Request for Letter of Service Availability
Estero Planning Community Comprehensive Plan Amendment

Dear Fire Chief Vanderbrook:

Ly

We are in the process of preparing an application for a Comprehensive Plan Amendment for
property within the Estero Interstate Commerce Park CPD located in Estero, Florida. Focus
Development Group, LLC’s property comprises of approximately 8.57 acres within the Estero
Planning Community with a street address of 10471 Corkscrew Commons Drive. The request 1S
for 136 multi-family units on the subject property that was previously approved for 60,211
square feet of retail and 7,454 square feet of restaurant.

The application requires that we obtain a letter that determines adequacy of facilities from all
providers that must be filed with the application package. If you could please provide us with a
Letter of Availability for your services at your earliest convenience, we would greatly appreciate

1t

We appreciate your attention to this matter, If you have any questions, or require additional
information, please do not hesitate to contact me at (239) 334-0046.

LD/ljm
20139560-000

2122 Johnson Street = Post Office Box 1550 = Fort Myers, Florida 33902-1550

Sincerely,

JOHNSON ENG/],N ERING, INC.

I
ol
.-""-'-_ =

Lisa Baugg'l n
Administrative Professional

(239) 334-0046 = Fax (239) 334-3661
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December 20, 2013

Nancy J. Graham, Ed.D
Superintendent of Schools

Lee County Public Education Center
2855 Colonial Blvd.

Fort Myers, FL. 33966

Re:  Request for Letter of Service Availability
Estero Planning Community Comprehensive Plan Amendment

Dear Dr. Graham:

We are in the process of preparing an application for a Comprehensive Plan Amendment for
property within the Estero Interstate Commerce Park CPD located in Estero, Florida. Focus
Development Group, LLC’s property comprises of approximately 8.57 acres within the Estero
Planning Community with a street address of 10471 Corkscrew Commons Drive. The request is
for 136 multi-family units on the subject property that was previously approved for 60,211
square feet of retail and 7,454 square feet of restaurant.

The application requires that we obtain a letter that determines adequacy of facilities from all
providers that must be filed with the application package. If you could please provide us with a
Letter of Availability for your services at your earliest convenience, we would greatly appreciate
it.

We appreciate your attention to this matter. If you have any questions, or require additional
information, please do not hesitate to contact me at (239) 334-0046.

Sincerely,
JOHNSON ENGIN

2 ’77)%

Lisa Baughmé"'
Administrative Professional

LD/ljm
20139560-000

2122 Johnson Street = Post Office Box 1550 » Fort Myers, Florida 33902-1550
(239) 334-0046 = Fax (239) 334-3661
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December 20, 2013

Lee County Transit
6035 Landing View Rd
Fort Myers, FL. 33907

Re:  Request for Letter of Service Availability
Estero Planning Community Comprehensive Plan Amendment

To Whom it may concern:

We are in the process of preparing an application for a Comprehensive Plan Amendment for
property within the Estero Interstate Commerce Park CPD located in Estero, Florida. Focus
Development Group, LLC’s property comprises of approximately 8.57 acres within the Estero
Planning Community with a street address of 10471 Corkscrew Commons Drive. The request is
for 136 multi-family units on the subject property that was previously approved for 60,211
square feet of retail and 7,454 square feet of restaurant.

The application requires that we obtain a letter that determines adequacy of facilities from all
providers that must be filed with the application package. If you could please provide us with a
Letter of Availability for your services at your earliest convenience, we would greatly appreciate
it.

We appreciate your attention to this matter. If you have any questions, or require additional
information, please do not hesitate to contact me at (239) 334-0046.

Sincerely,

7 - /
( Aisa Bau ghman
Administrative Professional

LD/ljm
20139560-000

2122 Johnson Street ® Post Office Box 1550 = Fort Myers, Florida 33902-1550
(239) 334-0046 » Fax (239) 334-3661
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December 20, 2013

Waste Pro
PO Box 60717
Fort Myers, FL. 33906-0717

Re:  Request for Letter of Service Availability
Estero Planning Community Comprehensive Plan Amendment

To Whom it may concern:

We are in the process of preparing an application for a Comprehensive Plan Amendment for
property within the Estero Interstate Commerce Park CPD located in Estero, Florida. Focus
Development Group, LLC’s property comprises of approximately 8.57 acres within the Estero
Planning Community with a street address of 10471 Corkscrew Commons Drive. The request is
for 136 multi-family units on the subject property that was previously approved for 60,211
square feet of retail and 7,454 square feet of restaurant.

The application requires that we obtain a letter that determines adequacy of facilities from all
providers that must be filed with the application package. If you could please provide us with a
Letter of Availability for your services at your earliest convenience, we would greatly appreciate
it.

We appreciate your attention to this matter, If you have any questions, or require additional
information, please do not hesitate to contact me at (239) 334-0046.

Sincerely,

JOHNSON ENGINEERING, INC.

(. Lisa Baughman

Administrative Professional

LD/jm
20139560-000

2122 Johnson Street = Post Office Box 1550 = Fort Myers, Florida 33902-1550
(239) 334-0046 » Fax (239) 334-3661
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September 16, 2013
. Mr. Nick Batos
. Chairman
- Estero Council of Community Leaders (ECCL)
Box 424

|

| Estero, Florida 33929

Dear Mr. Batos,

Per your request and on behalf of your client, the Estero Council of Community Leaders
(ECCL), PELOTON RESEARCH PARTNERS (PeLoTON ReSEARCH) and Seth Harry & Associates (SHA)
have conducted a market study to assess the potential market demand for new retail,
office, and residential uses to help determine the land needed to support these uses
within Estero in the future. This study has been undertaken to provide ECCL relevant
data and findings to further support their current and future long-range planning efforts

" for the community of Estero in conjunction with comprehensive planning efforts in Lee

County.

The information provided in this study is built on previous research and planning work
conducted by SHA and PELOTON RESEARCH to assess larger-scale economic and market
opportunities within Lee County. Findings from the earlier Lee County assessment have
helped guide a more detailed examination of the unincorporated community of Estero.
Key market and community characteristics were analyzed including: local resident
demographics, household income levels, retail sales, consumer buying power, local
employment, residential neighborhoods, retail centers, office spaces, and real estate
market conditions, among others. Many of these characteristics are compared with
those of other Lee County communities, including Bonita Springs and Fort Myers, as well
as with Lee County overall. Additional comparisons are made with the City of Naples
and Collier County to the south.

' The following report summarizes the findings of the market investigation conducted by

PELOTON RESEARCH and SHA during the months of May, June, and July of 2013. The market
investigation included a review of historical development trends in Estero and greater
Lee County prior to 2000. Special consideration has been given to the impacts of local
economic conditions stemming from the national recession during 2008 through 20009.
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This report is separated into five (5) primary sections summarized as follows:

Main Report

e Section A - Introduction — this section provides an overview of the study
process used by PELOTON RESEARCH;

e Section B - Executive Summary — this section provides a summary of key
findings from the Estero market study with an assessment of the Strengths,
Constraints, and Opportunities discovered for the community. The section
additionally includes a summary of national, state, and regional trends that
will influence the future growth and development in Estero;

e Section C — Demographics, Employment, & Future Growth — this section
provides historical, current, and projected statistics on demographics,
employment, and job growth for Lee County, Estero, and select geographic
areas;

e Section D — Commercial Real Estate Markets, Retail Demand, and Land Use -
this section provides an assessment of current commercial and retail real
market conditions, current and projected retail demand, and implications of
future demand for space by type on future land use needs in the community
of Estero; and

e Section E — Prospects for Multi-District Downtown Estero — based on the
findings from the previous sections and a review of vacant mixed-use
properties along US-41, the prospects for a multi-district town center for
Estero is reviewed. The potential opportunity is reviewed as a comprehensive
development program to capitalize on the changing demographic and
economic characteristics within the local market that would strategically
position the community for greater economic stability and resilience in the
future.

Appendices

e FEstero Community Overview — this section highlights the history of Estero and
an overview of some of Estero’s 38 neighborhoods and community features;

e FEstero’s Schools and their performance indicators are highlighted and
summarized;

e Demographic & Economic Characteristics — this section of the report provides
a summary overview of current and historical demographic and economic

PELOTON RESEARCH PARTNERS
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activity in Southwest Florida with special emphasis on trends in the
community of Estero. Current and projected demographic characteristics for
Lee County and Estero are provided with comparative data provided for the
City of Bonita Springs, City of Fort Myers, Collier County, and the City of
Naples. Local employment activity and Lee County’s largest employers are
summarized;

e Building Industry Activity - this section provides an overview of building and
permit activity in the Greater Estero market area and includes historical and
current building trend information for communities in Lee and Collier
Counties as well as the counties overall;

e Real Estate Markets — this section provides an overview of activity in the
residential, office, and retail markets of Estero and selected surrounding
market areas. Local sales and listing statistics, prices, and trends are provided
across the residential market sector. A survey of available spaces and vacancy
rates are provided for the commercial sector in the community of Estero; and

e Commercial Property Listing Survey — this section provides a comprehensive
list of commercial properties listed for-sale and for-lease in the Estero market

area.

This report summarizes the findings from our market assessment of the Greater Estero
economy and local real estate market sectors. Based on our findings, the prospects for
new development in the Estero market are positive for most residential market sectors in
mid-year 2013 with continuing improvement expected through 2014. The retail and
office market sectors are not expected to see substantial improvements until after 2014,
though select opportunities still exist in underserved market segments.

Seth Harry & Associates will use the information provided in this study to conduct an
additional evaluation of the potential building capacity and design implications for a
centralized Estero community development, in addition to their assessment of the
changes in development patterns that will occur with transitioning land uses in Estero.

Thank you for the opportunity to assist you with an Estero market assessment.

Sincerely,
Richard F. Hunt | Principal Seth Harry, AlA | President
PELOTON RESEARCH PARTNERS SETH HARRY & ASSOCIATES

PELOTON RESEARCH PARTNERS
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A. INTRODUCTION

STuDY OVERVIEW

The following study provides market research findings to support the comprehensive
planning efforts of the community of Estero being led by the Estero Community Planning
Panel (ECPP) and the Estero Council of Community Leaders (ECCL). The primary focus of
this market study is the prospects for future real estate development in Estero based on
local economic performance, demographic characteristics, and projections for growth
within Estero and surrounding communities within both Lee and Collier Counties. Future
population and job growth in Estero will have the greatest impacts on the demand for
land use. This study provides findings on the expected shift in the amount of zoned land
needed by future use.

The following main sources were used as part of this market investigation:

= National migration data into Lee County was gathered from the U.S. Census,
the Internal Revenue Service, and the University of Florida Bureau of
Economic and Business Research (BEBR).

= Geo-demographic data and population estimates were gathered from the
U.S. Census, Environmental Systems Research Institute (ESRI), Claritas, BEBR,
and the State of Florida Office of Economic & Demographic Research,

= Retail Sales and consumer spending data for Lee and Collier Counties for the
time period 2003 to 2013 was gathered from ESRI, the State of Florida
Department of Revenue, and the Bureau of Economic Analysis.

®  Local business data was provided by the national firm Dun & Bradstreet
along with data provided by local business owners.

= Local and regional economic data was gathered from the Regional Economic
Research Institute at Florida Gulf Coast University and the Fort Myers
Regional Partnership.

= Residential, retail, and office space listings were provided by numerous local
and regional associations, individual real estate brokerage firms, and
homebuilders including but not limited to: the Realtors Association of Fort

PELOTON RESEARCH PARTNERS
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Myers and The Beach, Downing-Frye Realty, John R Wood Realtors, Pulte,
Lennar, Toll Brothers, Premier Commercial, Cushman & Wakefield, CRE
Consultants, Colliers International, Lee & Associates, and Avison Young.

® Previous planning studies were obtained and reviewed from the Lee County
Planning Department and the Estero Community Planning Panel (ECPP)

website.

= Background data and research support was provided by Ruth Landsman,
Partner, Seth Harry & Associates.

= PgLOTON RESEARCH additionally relied on 26-years of professional experience
working in real estate market analysis and economic development to
conduct the market assessment for the community of Estero.

By utilizing the data gathered from these various sources, PELOTON RESEARCH and SHA were
able to analyze the current economic conditions in the Estero market along with the
market context for various real estate uses in the community. This information has been
applied to long-range planning efforts to determine whether currently proposed land
uses are in-sync with current and projected market demand.

The following section provides an executive summary of findings including an analysis of
strengths, constraints, and opportunities relevant to future development in the Estero

Planning Area.

PELOTON RESEARCH PARTNERS
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B. EXECUTIVE FINDINGS

Strengths, Constraints, and Opportunities

The Estero community has benefitted greatly from careful planning over the past decade.
Because of this the community has weathered a major national recession with a minimal
amount of negative economic impact when compared to other markets in the State of
Florida. Estero has significant strengths and opportunities moving forward that need to
be considered. Equally important are some of the constraints the community needs to
overcome to reach more sustainable growth and development.

The following is a summary of the strengths, constraints, and opportunities identified in
Estero during this market study.

STRENGTHS

Strong population growth — Estero has experienced rapid population growth since 1990,
and is expected to continue to grow at a higher than average rate versus Lee County
overall. The Estero Fire District grew 144% from 2000 to 2010, from a population of
9,261 to 22,612, or a net increase of 13,351 new residents. This population growth
exceeded that of Bonita Springs which added 11,117 residents during the same time

period.

Based on an analysis of residential permit activity from 2000 through 2012, PELOTON
REsEARCH has determined that substantially higher growth occurred in Estero than that
reported by the U.S. Census during 2010. The analysis reveals real population growth in
Estero from 2000 to 2010 was 5,597 more than that reported by the Census. A total of
26,723 part-time and year-round residents were added to Estero from 2000 to 2010.
This puts the “in-season” population of Estero in 2010 at 40,301. These figures are very
important when assessing the economic potential of the community in the future.

Excellent roadway network and highway access — Estero benefits greatly from a location
along an interstate and highway corridor. Interstate 75 and Highway 41 provide strong
economic benefits for local businesses, drawing customers from North Lee County and
Collier County. Residents benefit from easy, convenient access to employment and
shopping. Future development between Highway 41 and I-75 will benefit from visibility
aléng the corridors. Improvements over the past decade include the addition of twelve
(12) north/south lanes due to the addition of roadways and the widening of existing

roadways. Some key roadway improvements are noted as follows:

PELOTON RESEARCH PARTNERS
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e |-75 widened from 4 lanes to 6 lanes, and Hwy. 41 widening to 6 lanes to be
completed by September 2013,

e The 4-lane Via Coconut Point roadway completed prior to Coconut Point
opening in 2005 from Corkscrew Road to Pelican Colony Boulevard.

e Estero Parkway was extended with 4 lanes from Three Oaks Parkway to Ben
Hill Griffin Parkway.

e Three Oaks Parkway was constructed as a 4 lane road south of Corkscrew
Road to the Bointa Springs boundary in 2003 and widened to 4 lanes north
of Corkscrew a couple of years later.

Close proximity to growing international airport — The proximity to Southwest Florida
International Airport is important for both business and tourism success. The airport
continues to show increasing traffic and usage levels. During July of 2013, a total of
467,946 passengers traveled through the airport. Traffic through July of 2013 is 5.9%
higher than that of the same period in 2012. The airport served a total of 7.3 million
passengers in 2012. The airport is served by major airlines including Delta, U.S. Airways,
JetBlue, and Southwest Airlines. Alico Road and Daniels Parkway provide access to the
airport from either Hwy. 41 or I-75. Three Oaks Parkway and Ben Hill Griffin Parkway
also provides access north to the airport from Estero.

Centralized location — The Estero community is well-located in a centralized location in
Southwest Florida between the cities of Fort Myers and Naples. The community is also
centrally located in South Florida near equidistance from the major cities of Tampa to the
north and Miami to the southeast. Both cities are an approximate 2-hour drive from

Estero by automobile.

Highly desirable recreational opportunities and natural resources - Coastal access,
beaches, Koreshan State Park, and the attractive Estero River make for a highly-desirable
recreational environment in Estero. The state park and Estero River are located in the
center of the community and provide opportunities to further enhance the surrounding
public spaces. The Estero community is well-known as a highly-attractive lifestyle

community.

Ability to attract a Fortune 300 corporation — Estero will soon be home to the Fortune
300 Hertz Company (ranked 292 in 2013). The new headquarters will be located on a 34-
acre parcel on the southeast corner of Williams Road and Hwy. 41. The implications of
this relocation will be highly-positive for economic development efforts in both the

PELOTON RESEARCH PARTNERS
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short-term and long-run. The company is expected have 700 employees with average
annual incomes above $100,000 with some existing workers relocating into Estero. Hertz
is additionally expected to hire new employees from within the surrounding market area.
The company is planning to build a total of 450,000 square feet in two buildings. The
first phase of the facility, the 300,000 square foot headquarters building, is expected to
be completed in 2015. The total economic impact of the Hertz relocation into Estero is
estimated at $68 million.

Well-planned communities and neighborhoods — Estero has a reported 38 identifiable
communities, most with organized associations. An estimated 35 of these communities
are part of the ECCL which, along with the ECPP, guides planning, community
development and growth management in the Estero area. So much of Estero’s new
development occurred over the last fifteen years, and the majority of housing stock is
newer than that of surrounding market areas.

Development review process and standards — Estero has a reputation as a highly-
organized and active community with engaged leadership to guide the development
review process within the community. The result of this active involvement and guidance
has been higher-quality development standards that have resulted in higher-quality
developments and higher property values.

As noted on the Esterofl.org website, Estero is the only community in Southwest Florida
where residents have so many opportunities to influence the use and appearance of
each of its development projects. The first opportunity is at property zoning before the
filing of a zoning application. The Estero Community Planning Panel (ECCP), created in
2002, holds public meetings to allow residents to support or oppose features of a
developer’s plans. The other opportunity for public participation is arranged prior to an
application for a Development Order (DO) by the developer. The Estero Design Review
Committee (EDRC) holds public meetings to review design, site planning, architecture,
parking, access, and other issues, with all of the findings submitted in a report to the
county to help guide the approval process. All of this oversight has led to the approval of
more attractive and better planned projects that reflect the influence and support of

local residents.

Proximity to major university — Estero benefits from very close proximity to the Florida
Gulf Coast University (FGCU), a fast growing institution of higher-education that brings
positive direct and indirect economic impacts to the surrounding market area along with
life-long learning opportunities to enrich the lives of local residents. With a growing

PELOTON RESEARCH PARTNERS
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student body of over 12,000 students and projected enrollment of 24,000 in the future,
FGCU is a major economic asset for the community. Estero’s immediate proximity will
permit it to benefit from FGCU’s growth.

Estero resident demographics — The individuals that comprise the Estero population have
higher than average levels of education when compared with those in the State of Florida
and Lee County overall. The community also has significantly higher median household
incomes, even with household sizes that are significantly smaller than average. Lee
County’s average household income was $65,205 in 2012 versus 586,923 for Estero. A
total of 24.7% of Lee County residents have a Bachelor’s degree or higher-level degree,
while 39.8% of Estero’s residents have a Bachelor’s degree or higher. Estero’s part-time
residents and those recently moving to the area have even higher overall percentages of
Bachelor’s degrees or higher.

Local pool of talent — Along with higher education levels, the local resident population is
comprised of many members who have successful business, professional and
organizational experience. This pool of talent has been tapped for the oversight of local
community development and could be further tapped for local business development.

Large regional retail centers — One of the strongest components of Estero’s local
economy is the presence of larger retail centers that qualify as regional centers serving a
broad market area. Miromar Outlets and Coconut Point Mall aided substantially in the
creation of a retail-based economic engine in Estero. Total retail sales in Estero
approached $810 million in 2012, with these two centers contributing 76% of total Estero
retail sales during the year. These retail centers are considered major community assets
that greatly enhance the community for residents and visitors. A new 185,000 square
foot Wal-Mart is set to be built at the northeast corner of Hwy. 41 and Estero Parkway.
The project is due to begin after the completion of the Hwy. 41 road widening to 6 lanes
late this year or early in 2014.

Proximity to the Research and Enterprise Diamond — Nearby land is available for
companies seeking industrial lands, especially those companies operating in research and
development industries. The Research and Enterprise Diamond is an economic
development zone established in Lee County over an approximately 40 square mile area.
The zone includes Southwest Florida International Airport, JetBlue Park and Florida Gulf
Coast University and stretches south to the Miromar Outlets. The focus of the zone is
the attraction of high-quality, clean-industry businesses, along with the attraction of
complementary residential and retail uses to support residents, employees, and
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students. The following map shows the boundary lines of the 1,100-acre Research and

Enterprise Diamond.

. \ [ Ll

.

etBluel M
Gall!’l!lnﬂa"ﬂlllﬂi )

e
“-&‘ i o7a {1

r— —r

f‘n}?

& sl s

PELOTON RESEARCH PARTNERS



ESTERO MARKET OPPORTUNITY ASSESSMENT — FINAL REPORT Page 1l
Peloton Research Partners | Seth Harry & Associates
September 16, 2013

CONSTRAINTS

Over 30% of Estero’s population is comprised of part-timer households — With 30% of
the population not present for more than six months per year, Estero does not operate at
full economic capacity. That said, the annual retail sales at major retail centers in Estero
don’t show significant negative impacts from this less than year-round population. This
is in large part due to the ability of these centers to draw retail sales from surrounding
market areas. Nonetheless, future major retailers will want to see a higher-percentage
of year-round residents to help offset the increasingly competitive retail environments of
Lee and Collier Counties.

Limited employed local labor force — The demographics of Estero, with a high percentage
of residents aged 65 and over, limits the number of residents considered in the labor
force. According to the Census Department, over 50% of households in Estero reported
no workers present. These factors are combined with the limited number of industries
currently operating in Estero. The presence of Hertz in the community will help create a
higher number of desirable local jobs with good annual wages.

Over-reliance on construction industry employment — Like many Florida communities,
Estero relies heavily on the success of the construction industry to support a substantial
percentage of local industry employment. The pace of construction may reach pre-
recession levels again over the next few years, but the cyclical nature of the construction
industry makes the increased diversity of industries in Estero more important. As the
community reaches build-out over the next two decades, there will be less demand for

construction employment.

Lack of a central downtown — Estero has 38 communities, but lacks a centralized
downtown. Currently, the areas surrounding Miromar Outlets and Coconut Point Mall
represent primary local business districts. And though Coconut Point Mall was originally
referred to as the Town Center at Coconut Point, neither of these community centers is
considered the core of Estero. The establishment of a central downtown in Estero would
help the community create a distinct identity and would provide another draw for both

local residents and visitors to the area.

Limited rental housing — Aside from a few older rental housing complexes in the market,
Estero relies primarily on individual owners to provide rental housing in the market. This
is partly due to the conversion of for-rent projects into for-sale properties during the
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boom years prior to 2008. Some homes offered for-sale were temporarily converted to
rentals over the past five (5) years. As the market improves these units could convert
back to for-sale. A significant amount of rental housing should be offered in the
community to provide housing for working couples, singles, and retirees. The availability
of quality rental housing is important for a community looking to provide workforce
housing. This is an important factor for businesses looking to relocate or establish a

presence in local markets.

Limited housing available to ageing seniors — Estero has no shortage of high-quality,
amenity-rich neighborhoods offering housing for active seniors, though the community
appears to have limited housing available for those who are less active or in need of
assisted-living. Given the substantial population aged 65 and over, future planning for
housing in Estero should include more emphasis on continuing care, assisted-living, and
Alzheimer’s facilities. Additional emphasis should be placed on housing for older single
residents, especially housing for older single females. All of these factors are important

for a community looking to promote ageing in place.

School choice and teacher pay — Market perceptions indicate Lee County has limited
school choice when compared with Collier County. This has resulted in younger families
with children choosing to purchase in Collier County for the option of school choice, even
if there is no guarantee their children will get to attend their school of first choice.
Recent media reports have also indicated that Lee County is having a hard time holding
on to teachers due to higher pay being offered in Collier County. These issues need to be
investigated more fully and mitigated where possible. The attraction of family
households is of importance to help balance future growth in Estero.

Lack of an acute care hospital — The Estero population relies heavily on hospital facilities
that are not located within the community. These facilities, located in Fort Myers and
Naples, are in excess of 10 miles away. Given the expected population growth of Estero
and the percentage of the population aged 55 and over, the community is at a
disadvantage without a local hospital facility. The presence of quality medical facilities is
important to attract the Baby Boomer and young family market segments, and is equally
important to attract new business development. Aside from school quality, the existence
and quality of medical facilities is a key consideration by business owners with

employees.
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Limited control over community boundaries — Aside from the local planning and
development guidance provided by the ECCL and the ECPP, Estero has limited control over
community boundaries. Recent threats by neighboring Bonita Springs to annex
unincorporated areas within the Estero planning area demonstrate the need for more
control. Estero’s review of incorporation options is a major step to gain control of

community boundaries and future fiscal management.

Large inventory of available office space — Estero has a substantial amount of vacant
office space available for-lease with vacancies in excess of 20% in some market segments.
Though this would appear good from the standpoint of attracting new businesses, much
of this space is oversized relative to smaller business demand. Ample sites do exist for
new office development on a build-to-suit basis.

Land over-zoned for retail uses — Based on an assessment of current and future demand
for new retail uses in the Estero market, the community has been determined to have an
over-abundance of land zoned for retail uses. Future population growth and increased
tourism is expected to provide future demand for less than 1 million square feet of new

retail/commercial space over the next 20 years. Using an average ratio of 4-to-1 for the
amount of land needed to support future retail buildings, all future retail development
would result in the need for approximately 92 acres of future retail-zoned land demand.
The amount of land needed would be lower if future retail was built more densely or as

part of mixed-use development.

Potential shortage of residential land to support future growth - The return of a strong
growth rate in Estero over the next decade could lead to o shortage of available
residential land for new development. If Estero was to grow by another 8,000 to 10,000
year-round and part-time residents over the next 10 years, there would be a need for at
least 800 to 1,000 residential acres. At an average household size of two persons per
residence, a minimum of 4,000 new units would be needed to support population
growth of 8,000 residents. At a residential density of 4 units per acre, a minimum of
1,000 acres would be needed. A housing demand analysis conducted by PELOTON
RESEARCH PARTNERS as part of this report reveals that 832 acres of residential land may be
needed by 2020, if new residential development is provided at 4 units per acre.
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OPPORTUNITIES

Ample commercial land available for rezone — Estero has land zoned for approximately
6.5 million square feet of retail and commercial space. Approximately 3.5 million square
feet of retail space currently exists in Estero and over 3 million additional square feet are
zoned. Projected demand is for less than 1 million square feet of retail and commercial
space, including 185,000 square feet to be attributed to a new Wal-Mart in 2014. A
portion of this excess retail land can be converted to residential uses to support
projected future household growth in Estero. (See Estero Future Retail Demand for

further information).

Properties are available to accommodate a Downtown - A current review of land
available for-sale in Estero revealed significant property listings along the Highway 41
and Interstate 75 corridors. Several properties, located between Estero Parkway and
Coconut Road, are currently approved for larger-scale mixed-use developments. One
property located along South Tamiami Trail and Broadway is being marketed as
“Downtown Estero”. The 35-acre site is planned for a combination of retail, restaurant,
office, residential uses (310 units in a 4-story format), and a senior-housing component
(90 to 160 beds). Other notable listed properties in various stages of planning include

the following:

e Estero Greens—10.2 acres

e Coconut Trace — 24 acres

e Estero on the River — 88 acres

e North Point — 102 acres

e Estero Town Center (Via Coconut Point) — 34.5 acres

e Galleria at Corkscrew East & West —9.9 and 11.4 acres
e Coconut Crossing — 46 acres (not currently listed)

e Halfway Creek — 10 acres (approximate)

e Camargo (North Parcel)— 11 acres

These properties, collectively comprising nearly 350 acres, provide a potential
opportunity for a comprehensive planning effort to develop a centralized Downtown

area.

Land available for a new hospital — In 2004 Lee Memorial Hospital System (LMHS)
purchased 30 acres of land in the south Village of Coconut Point just south of the Dillard’s
department store. This site is in close proximity to the Coconut Point Mall and the new
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Hertz headguarters. The medical facility has the opportunity to be incorporated into a
Downtown Estero plan as the catalyst of a new medical district in the community.

Land available for a continuing care facility — Based on reviews of land availability in
Estero, there is significant land available for the creation of continuing care facilities.
These facilities can span the range of care from limited assisted-living to year-round care.
An existing facility includes the Life Care Center of Estero located on Williams Road. The
facility includes 155 certified beds and 144 year-round residents receiving various stages

of care.

The demographics of Estero clearly support the inclusion of these facilities in the
community. By 2017, 14.5% of the population is expected to be 75 years of age or older,
and a substantial 46.3% will 65 years or older. Over 26% of the population lives alone in
Estero and the figure is much higher for the elderly, especially within the female

population.

Land is available for multi-family rental housing — The Estero market has a limited
amount of land available for multi-family rental housing, an important housing choice for
accommodating the workforce and new residents. There is land available in Estero for
new multi-family housing in appropriate locations. The proposed corridor of an Estero
Downtown has several major properties with the ability to support new multi-family
housing both for-rent and for-sale.

Hertz relocation to Estero — The establishment of the Fortune 300 Hertz headquarters in
Estero could be a major catalyst for future business development in the community. The
economic development community should continue efforts to capitalize on the future
presence of this facility, highlighting the reasons this major corporation chose the high-
quality community of Estero for their homebase. Estero should seek to fill in the open
lands around the Hertz facility with activity centers that attract new high-quality
development to increase the desirability of the area and benefit future employees and
residents.

'Potential opportunity for executive offices and corporate apartments — Estero
continues to establish itself as a friendly place to conduct business in a lifestyle
community. There is an opportunity to provide executive office suites for business
owners seeking temporary office spaces for employees, visitors, and subcontractors.
Regus International is a potential choice as an operator. They have over 1,500 locations
worldwide in 100 countries with a growing membership. The closest Regus executive
office location is in Sarasota, over 70 miles away. An independent operator in Estero
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may be able to provide very similar services in an existing office building. An additional
opportunity exists for corporate apartment facilities that provide extended stay options
for visiting employees. Extended stay facilities continue to be the fastest growing
segment in the hotel industry, but corporate apartments are often overlooked as a

complementary option.

Baby boomer retirement growing — The leading edge of Baby Boomers turned 65 in the
depths of a national recession, forcing many to delay retirement. An increase in retirees
is expected over the next decade as the largest demographic group continues to reach
retirement age. The tail end of the Baby Boomer population will reach 65 years of age in
2030. Estero should continue to see strong growth in new part-time and year-round
residents from this market segment.

Economic growth to drive family growth — Southwest Florida is experiencing stronger
economic growth and the potential for continued job growth. Both Lee and Collier
Counties were recently ranked two of the three fastest growing counties in the State of
Florida. For younger couples, singles, and families, new job growth drives the demand
for new housing. Estero can capitalize on the economic growth by capturing housing
demand deriving from these important market segments. Bella Terra, a 1,900 home
community located in East Estero and developed by Lennar Corporation, has
demonstrated strong market support for housing catering to families. This housing
development has also demonstrated the feasibility of providing more limited amenities
such as a 7,000 square foot pool, playground, fitness center, and 7,000 square foot
clubhouse.

KEY CONCLUSIONS — THE FUTURE OF ESTERO

Though this study included a comprehensive review of economic activity in Southwest
Florida and Lee County, the key findings of this study are being used to support the
future planning and development of the Estero community.

The Estero community is fortunate to have so many community members who care
about the community’s future and who play an active role in planning the community’s
future. The results are a very attractive and desirable community to live. Growth trends
over the past decade reveal the success of the community stemming from careful and

thoughtful planning.
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The following is the summary of the most important findings and recommendations for

Estero moving forward.

1)

2)

3)

4)

Future Land Use Changes — Moving forward, Estero has some key land use issues
that need careful attention in the near future. Estero appears over-zoned for
retail and commercial uses given the projected future population growth,
business growth, and potential demand.

Business and Job Growth — By 2015, Estero will be home to the Hertz Corporation
and an associated 700 new jobs in the community. The economic impacts of
Hertz’s relocation to the community will have an estimated $68 million economic
impact. As importantly, the presence of Hertz will allow the community to
capitalize on the presence of a Fortune 300 corporation. This will be an
important catalyst for future economic development efforts. Estero has a
substantial amount of existing vacant office space that needs to be filled by the

presence of new or expanding local businesses.

Adequate Medical Services — Estero is currently lacking an adequate level of
medical services to support the year-round and part-time population of the
community. This inadequate level of service will become an even more
significant issue with the growing population, especially those aged 55 and over,
projected to arrive to the community over the next decade. Additionally, the lack
of adequate acute medical care will place Estero at a competitive disadvantage
when new residents and businesses evaluate Estero for relocation relative to

surrounding communities.

Downtown Estero - A long-term planning strategy for Estero should include the
identification and development of a centralized community core. This community
core should be easily identifiable as “Downtown” Estero. As part of the
recommendations at the end of this study, PELOTON RESEARCH has identified
geographic areas within the Estero community that provide potential locations to
support a centralized community development. These prospective areas provide
positive attributes and locational characteristics to support a range of uses
needed to comprise a multiple block Downtown development.
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C. DEMOGRAPHICS, EMPLOYMENT, AND FUTURE GROWTH

This section covers a broad range of topics including local demographics, future
household growth, employment and job growth in Lee County, Estero, and other selected

geographic areas.

ESTERO POPULATION & AGE GROUPS

Over the past two decades the Estero community has become known for its rapid growth
and a high concentration of residents aged 55 and above. Estero experienced
astounding growth from 1990 to 2010, increasing population in its Census designated
boundaries from 3,710 to 22,612 for a net permanent population gain of 18,902 based
on Census estimates. Along with the rapid population growth came the strong growth in

new housing units.

Estero had 3,580 housing units in 1990 with nearly 53% considered vacant or seasonal,
and 63.2% of all housing units comprised of mobile homes. By 2010, Estero had 18,479
housing units with 7,213 units less than full-time occupied. The total increase in housing
units over the 20-year period was a minimum of 14,899 units, or a total unit increase of

316% in just two decades.

The year-round population of Estero grew 156% from 1990 to 2000 and another 138%
from 2000 to 2010. By comparison, Lee County grew 31.6% from 1990 to 2000 and
40.3% from 2000 to 2010. Both Lee County and Estero grew at a more rapid pace than
the State of Florida overall. The following chart show the population and housing unit
growth of Estero from 1990 to 2010. These are Census-based figures only. These figures
most likely underestimate the real population growth in Estero (see Estero Population

and Housing Growth).
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ESTERO POPULATION & HOUSING UNIT GROWTH
1990 to 2010
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Estero’s population growth has been primarily driven by new residents aged 65 and older
since 1990. Most often, new households include retirees from other market areas, such
as the Midwestern portion of the U.S. Every year a number of part-time residents who
already keep a residence in Estero convert to year-round residents, thereby adding
themselves to the population count for the community. Estimates from previous Census
years showed that between 30% and 37% of Estero housing units are occupied on a part-
time basis. There is a tendency to underestimate the impacts of part-time residents on
the need for services in the area. At the same time, there is a tendency to underestimate
the positive economic impacts the part-timers have on the local economy. (See Estero

Source: US. Consus

Estero Retail Demand for more on this topic.)

The year-round 65 and older household segments in Estero are projected to continue to
be the most dominant age groups in Estero for the forseeable future. The following
charts show the 2012 breakdown of age groups in Estero compared with the age group
breakdown in the Cities of Fort Myers and Bonita Springs and Lee County overall.

e ——————— N ———
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POPULATION BY AGE GROUP 2012
For Selected Geographic Areas

GEOGRAPHIC AREA

Age bstero Cope | GV ofFort — Clty of Bonita -
Groups i Myers Springs

0-4 3.1% 7.2% 4.3% 5.2%

5-9 2.8% 6.3% 3.9% 5.3%
10-14 2.2% 5.6% 3.2% 5.4%
15-19 2.3% 6.1% 3.2% 5.4%
20-24 4.7% 8.1% 4.3% 5.4%
25-34 6.9% 15.6% 10.2% 10.7%
35-44 6.5% 12.7% 8.6% 11.0%
45-54 8.7% 12.6% 10.6% 12.7%
55-64 20.4% 11.5% 16.9% 14.6%
65-74 28.3% 7.9% 21.2% 13.8%
75-84 11.9% 4.2% 10.8% 7.6%

B85+ 2.2% 2.3% 2.8% 2.8%
Total = 100% 100% 100% 100%

* Estere Census Designated Place Only, Does notinclude part-time population of greater Estero Planning Area,
Source: L.5. Census; InfoGroup; Claritas; and Peloten Research Partners

AGE GROUP DISTRIBUTION BY GEOGRAPHIC AREA
Estero, Lee County, & the Cities of Fort Myers & Bonita Springs
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The light blue bar in the previous chart shows how dominant the 55 to 74 year old age
group is in Estero, and how much more dominant this group is in Estero versus the other
geographic areas. The impacts of this population distribution leads to a higher overall

median age for the Estero community compared with the other areas.

Year Estero Fort Myers Bonita Springs _
2012 62.1 359 56.2 46.3
2017 63.7 36.9 58.8 48.1

The following table shows the distribution of population by age group in 2012 and the
forecast for 2017. Based on these figures, the Estero population will see the largest
increase in the 55 and above age groups, with a total increase of 42.8% by 2017. The
groups aged 55 and above all see positive growth to 2017, while various age groups aged
54 and under see negative growth. The largest decline will occur with the population
aged 20 to 24. This trend may be reversed if Estero develops new housing that can
accommodate some of the students attending FGCU, along with some of the young

professionals associated with the Hertz Corporation headquarters.

ESTERO* POPULATION BY AGE GROUP
Year 2012 Estimates and 2017 Forecast

YEAR Percentage
Age 2012 2017 Change
Groups % Total | %Total | 2042 te 2017
0-4 3.1% 2.8% -4.4%
5-9 2.8% 2.6% -1.7%
10-14 2.2% 2.1% 1.0%
15-19 2.3% 2.1% -3.4%
20-24 4.7% 4.1% -7.7%
25-34 6.9% 6.3% -3.4%
35-44 6.5% 5.9% -4.0%
45-54 8.7% 7.5% -8.8%
55-64 204% | 20.0% 3.79%
65-74 28.3% 32.1% 20.0%
75-84 11.9% 12.2% 8.5%
85+ 2.2% 2.3% 10.6%
Total = 100.0%| 100.0%

* Estero Census Designated Place Only. Does not include part-time
population or greater Estero Planning Area,

Source: US, Census; InfoGroup; Claritas; and Pelotan Research Partners
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ESTERO HOUSING GROWTH & POPULATION FORECASTS

Lee County was the 3" fastest growing county in Florida from October 2012 to
September 2013, growing 10% over the 12-month period. This growth rate only slightly
lagged the 11% growth in Collier County during the same time period. Broward County
was the fastest growing county over the previous year, due in large part to continued

international migration.

The Bureau of Economic and Business Research at the University of Florida in Gainesville
projects that the estimated 2012 population of 330,000 in Collier County will grow about
51 percent, to 497,700, by 2040. Lee County’s 2012 population of about 630,000 is
expected to expand nearly 68 percent to 1,070,200 during the same period.

2,000 -
1,800 IPopuIatIon Projections 2015 - 2040
= 1,600 -
o
£ 1,400
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E 1,000 j
§ 800
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E 600 -
a 400 -
200 -
0 -
2015 2020 2025 2030 2035 2040 |
E Glades 13,286 14,135 14,953 15,723 16,442 17,127 I
E Hendry 38,488 39,615 40,665 41,620 42,484 43,279 I
Wcharlotte| 164,784 | 173,120 | 181,028 | 188302 | 194940 | 201,123
W Collier 341,950 375,585 408,254 439,367 468,770 497,011
W lee 674,992 763,232 847,963 928,484 1,004,503 1,077,279

Source: Florida EDR: Florida Demographic Estimating Conference, February 2013 and BEBR Florida Population Studies, March 2013.

Lee County is forecast to add 402,287 to its population during the 25-years from 2015 to
2040, for an annual increase of 16,091 people. The added population to Lee County
would be in excess of the total population of Collier County in 2020.

Estero comprised 3.6% of Lee County’s population in 2010. Based on continued growth
trends in Estero, the community should see an increasing share of the county’s
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population total as it continues to outpace the growth of the county and the other

communities in the county.

Based on a historical and recent review of development activity and population growth in
the Estero community, PELOTON RESEARCH PARTNERS has come to the conclusion that recent
Census figures did not accurately account for real population growth in the area. There
are a number of reasons for the discrepancy, the most important being the limited
household sampling that occurred with the 2010 Census. The Census Department has
often struggled with small area population estimates and projections, but the 2010
Census brought changes that made it even harder for the agency to accurately count

housing units and population growth.

The following is a review of the Census statistics for the Estero CDP from 1990 to 2010.

POPULATION HOUSING UNITS
CENSUS TOTAL HOUSING | Change | Change | Change | Change
YEAR POPULATION UNITS 90-00 00-10 90-00 00-10
1990 3,710 3,580
2000 9,503 7,345 5,793 3,765
2010 22,612 18,479 13,109 11,134

Source: U.5. Census; Peloton Research Partners

The figures to the right of the table show the net growth from 1990 to 2000 and 2000 to
2010 for population and housing units. As mentioned previously, Estero saw the largest
growth rate in Lee County during these time periods.

As fast as these growth rates were, there appears to have been more growth than that
indicated in the Census figures above. Population growth in the market has been highly
correlated with housing unit growth in the area. Even though an estimated 30% of
Estero’s housing units are purchased by part-time residents, the remaining 70% are
purchased and occupied by year-round residents who would count in a physical door-to-

door Census count.
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The following table shows the residential construction permits issued since 2000 along
with projected permits for 2013 and 2014 and forecasted estimates for permits for 2015
through 2020.

Estero Planning Area Permit and Population Estimates and Forecasts

Housing Average Population Pop Population Pop
Units Occupancy | Occupied | Household Total Percent Number Percent Number

Year | Permitted Factor Units Size Population | Full-Time | Full-Time | Part-Time | Part-Time
2000 2,008 95% 1,908 2.10 4,006 70% 2,804 30% 1,202
2001 2,104 95% 1,999 2.10 4,197 70% 2,938 30% 1,259
2002 1,500 95% 1,425 2.10 2,993 70% 2,095 30% 898
2003 1,425 95% 1,354 2.05 2,775 70% 1,943 30% 833
2004 1,646 95% 1,564 2.05 3,206 70% 2,244 30% 962
2005 2,833 95% 2,691 2.05 5,517 70% 3,862 30% 1,655
2006 1,310 95% 1,245 2.05 2,551 70% 1,786 30% 765
2007 432 95% 410 2.05 841 70% 589 30% 252
2008 167 95% 159 2.05 325 70% 228 30% 98
2009 164 95% 156 2.00 312 70% 218 30% 93
2010 194 95% 184 2.00 369 70% 258 30% 111
2011 181 95% 172 2.00 344 70% 241 30% 103
2012 341 95% 324 2,00 648 70% 454 30% 194
2013 421 95% 400 2.00 800 70% 560 30% 240
2014 392 95% 372 2.00 745 70% 521 30% 223
2015 431 95% 410 2.00 819 70% 573 30% 246
2016 474 95% 451 2.00 201 70% 631 30% 270
2017 522 95% 496 2.00 991 70% 694 30% 297
2018 574 95% 545 2.00 1,090 70% 763 30% 327
2019 631 95% 600 2.00 1,200 70% 840 30% 360
2020 694 95% 660 2.00 1,319 70% 924 30% 396

Source: Lee County Building Department.; Esterofl.org; Peloton Research Partners, 2013

The occupancy factor show the percentage of homes that would be considered occupied
either year-round or part-time after purchase, either by the homeowner or a renter. The
average household size is based on Census statistics. This is the average number of
people in each residence. The total population column shows the number of people that
occupy these units, both part-time and full-time. The full-time population column
breaks-out only the portion of the total population that will reside in Estero more than 6
months per year. The part-time population is the other 30% that are considered to have
the primary residence somewhere else. These figures give a better indication of actual

population growth based on residential development.
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Some of the key statistics derived from the previous population/permit table for the time

period 2000 to 2010 are shown as follows:

Estero Population and Housing Growth

2000 to 2010
Full-Time Pop | Part-Time Pop TOTAL Pop
Growth Growth Growth
18,706 8,017 26,723
Full-Time Part-Time TOTAL New
Housing Units | Housing Units | Occupied Units*
9,037 3,873 12,910

* Note: this is the number of new units occupied by either
part-time or full-time residents during the year.

Based on a correlation of permit activity with population in Estero, the community added

18,706 new full-time residents from 2000 to 2010. During this same time period the U.S.
Census reported full-time population growth of 13,109. The permit figures indicate a
difference of 5,597 residents versus the Census. The Census would have additionally
under-counted the part-time population by a substantial amount. When looking at the
total population change (part-time and full-time) in Estero from 2000 to 2010, the permit
activity indicates a population change of 26,723 or 2,672 per year. When adding the
26,723 total population growth from 2000 to 2010 to the estimated Year 2000 full-time
population figure of 13,578, the “in-season” population of Estero would be an estimated
40,301 in 2010. (See page 27 for a note on Estero population calculations.)

There are many implications of these higher population figures, including the appropriate
level of planning for public services and resources. The influx of 30% of the total
population during high season can place significant demand on public resources, such as
public safety and medical services. The Estero community needs to be aware of the real
impacts the larger population will place on the need for localized medical services in
close proximity to the community. Based on the historical growth rate and larger the
reported population figures of the community, Estero may have already outgrown the
capacity of locally available medical services.
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POPULATION & HOUSING FORECASTS TO 2020

The rows for the years 2013 and 2014 shown in the previous Estero Planning Area Permit
and Population Estimates and Forecasts table are the estimates for new residential
permit activity based on a survey of planned building activity of local builders for those
years. Current estimates show 823 new units planned for 2013 and 2014. This equates
to an additional 1,081 new year-round residents in the 2-year period. The figures for
2014 could be higher if local market conditions continue at their current pace.

The rows for the years 2015 through 2020 are forecasted permit activity by PELOTON
RESEARCH PARTNERS based on a 10% annual increase of permit activity expected during the

time period. This would result in an increase of 3,327 new residential units over the 6-
year period and a full-time population increase of 4,425 or 737 new residents annually.

Based on the figures from the permit activity table, total part-time and year-round
population in Estero is expected to grow by 8,858 for the time period 2011 through 2020.
This would include the new growth that has occurred since the last Census. Given the
previous 2010 estimate of Estero’s in-season population of 40,301, the 2020 in-season
population would be expected to reach 49,159 (40,301 + 8,858).

New housing demand in Estero would include demand from both year-round and
seasonal residents, PELOTON RESEARCH PARTNERS has forecasted future demand of 3,327
new housing units in _Estero from 2015 through 2020. Estero has been averaging

approximately 3 units per acre for recent residential developments. This figure should be
closer to 4 units per acre or higher, on average, for future developments. If 3,327 units
were built at 4 units per acre, approximately 832 residential acres would be needed. The
amount of land needed could be reduced through higher densities and the use of mixed-
use lands to incorporate residential units.

The historical average annual permit activity in Estero for the time period 2000 through
2010 was 1,253 permits per year. Though it is unlikely Estero will see the large spikes in
activity experienced in 2000, 2001, and 2005, the community has many attributes that
will make it a draw for more development and more residents. Estero is maturing as a
community, and the years of thoughtful planning and infrastructure improvements have
enhanced the community’s character and appeal. As long as affordable to moderately
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priced residential land is available for future development, the community should see
continued growth in annual permit activity. The new Hertz headquarters should bring an
influx of new employees and residents to Estero, aiding the initial spike in permit activity
starting in 2015,

The following are important clarifications regarding the population and permit figures.
The Census estimated Estero as a Census Designated Place based on boundaries that did
not include the larger Estero Planning Area. Communities that have developed in the
Planning Area that were not included in the Census include: The Vines, Osprey Cove,
Belle Lago, and The Reserve at Estero. These communities will contain approximately
1,700 units when they are completed. During the 2000 to 2014 time period shown in the
previous Estero Planning Area Permit and Population Estimates and Forecasts table,
these projects contributed approximately 1,250 units to the permit totals shown in the
table. Based on a 95% vacancy factor and an average household size of 2.0, these four
communities made up approximately 1,662 new year-round residents in the totals
shown up to 2012. If an apples-to-apples comparison of the 2000 to 2010 Census figures
was made with that of the population growth figures based on permits for the same time
period, the 1,662 new year-round residents would need to be removed from the
calculation due to differences in the Census boundaries of Estero versus that of the
Planning Area. Even with the removal of the population attributed to these
communities, the Estero CDP population far outgrew the population figures indicated by
the Census during the periods examined.

LEE COUNTY & ESTERO EMPLOYMENT & JOB GROWTH

Lee County has continued to see job growth during 2013 and is outgrowing the overall
recovery being seen for the State of Florida and the U.S. overall. Over the last two years,
Florida’s private-sector has created over 294,000 new jobs, for an average of 12,250 new
jobs every month. Lee County unemployment declined from a rate of 9.7% in July 2012
to 7.6% in July 2013. Collier County declined from 9.8% to 7.5% over the same time

period.

Collier, Lee, and Palm Counties led the way in job growth for the State over the past two
years. Collier County’s 2012 growth rate was 3.4% while both Lee and Palm County’s
annual job growth rate was 2.5%. The strongest sectors of positive job growth for Lee
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County were in the following industries: leisure and hospitality (+3.9%); trade
transportation and utilities (+3.7%); information (+3.4%); and construction (+3.1%).
Meanwhile, Collier County’s positive growth rate was primarily driven by the following
industries: professional and business services (+12.4%); construction (+4.4%); leisure and
hospitality (+4.4%); and manufacturing (+4.0%).

Given the continued recovery being experienced in the Southwest Florida residential real
estate markets, construction employment is expected to see significant increases in both
Lee and Collier Counties over the next year. Collier County’s growth in the professional
and business services and manufacturing sectors demonstrates strength in sectors with
higher average wages than those typically seen in the leisure and hospitality sectors. Lee
County’s recent job growth is a positive indicator, though the County should focus on
growth in sectors with higher wage and salary prospects. Growth in the County's
information industry provides insight into a sector with increasing prospects for future
growth. This sector, along with science, biotechnology, healthcare, education, and
research and development, are sectors the County is targeting in an effort to attract

higher-wage, clean-industry jobs.

Growing a Lee County Workforce That Will Fit the Needs of Local Companies

The following are excerpts from an assessment and findings provided by PELOTON RESEARCH
PARTNERS in March 2013 in regards to Lee County employment prospects and the ULl Report
on the Research & Enterprise Diamond.

Lee County can continue to grow in strong industries that are not as competitive for land
consumption as the mining industry, and that can also provide jobs to the local population.
The County and the community of Estero have ample commercial and industrial lands to

support future clean-industry growth. If only half of the 1,100-acre Research & Enterprise

Diamond were developed at a minimum of 20 emplovees per acre, the area could support a

minimum of 11,000 new jobs.

A lack of local qualification for local jobs

The Lee County Business Climate Survey Report from the first quarter of 2013 reveals
current weaknesses in the local job market as well as an opportunity for businesses to
partner with educational institutions to create programs that will produce the kind of

workforce needed.
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Most business executives surveyed are optimistic about their companies’ growth, which
suggests that an investment in training workers to fill the needs of those companies would
be worthwhile for the future employment of Lee County residents. Furthermore, programs
should be molded for both younger and older members of the population, as both of these

age groups will continue to grow and play a substantial role in the economic future of Lee

County.

Needed skills

The following points are from the business climate survey that suggests the kind of
workforce development needed.

Executives need employees with the following skills: analytical, critical thinking,
computer and programming, customer service, interpersonal/communication,
leadership, listening, machine operator skills, multi- tasking, networking, problem

solving, reading comprehension, time management, sales, web design, and writing.

Critical positions and occupations the executives indicated to have trouble filling
included account representatives, CNC robotic technicians and programmets, customer
service, electricians, |IT professionals (including computer support, programming,

application software, networks, and web design), sales, marketing, and skilled trades.

Investment in a university business cluster, the Research and Enterprise Diamond

The Technical Assistance Panel (TAP) from the Urban Land Institute together with local
expertise assessed a 40-square mile area in Southern Lee County, called the “Research and
Enterprise Diamond” to advise the county on market potential; planning and design; and
implementation strategies. The overall vision is a cluster or hub of high

tech/clean/green/sustainable economic_development, where universities and businesses
can develop new ventures from the co-location of mutual resources and shared knowledge.
A take-away from the TAP report where Lee County can take immediate action is the “keys
to sustainable development,” which include the availability of improved land, predictability
of cost and time for development, and a qualified workforce. The Lee County government

with its Fort Myers Regional Partnership and Horizon Council can provide guidance and
model legislation and programming to help with the need for improved land and the
predictability of cost and time for development.

PELOTON RESEARCH PARTNERS



ESTERO MARKET OPPORTUNITY ASSESSMENT —FINAL REPORT Page 30
Peloton Research Partners | Seth Harry & Associates
September 16, 2013

Appropriately gathering data on available space and marketing that space for new
businesses or business expansion is a habit practiced elsewhere in the country to encourage
businesses to fill vacant spaces. Incentives can also be provided to help businesses
transition into existing, vacant spaces similar to existing programs that help expedite that

process.

D. REAL ESTATE MARKETS, LOCAL DEVELOPMENT, & LAND USE

This section provides an overview of real estate markets in Estero with an emphasis on
residential, office, commercial, and retail market sectors. The current market conditions
and recent activity levels are assessed for various property types. Vacant parcels and the
prospects for a central Estero town center are reviewed and analyzed.

ESTERO OFFICE & RETAIL DEVELOPMENT ACTIVITY

The Estero market for commercial space has been improving over the previous three
consecutive quarters according to the regional office of Cushman & Wakefield real estate
brokerage. This is good news for a market that has experienced an accumulation of
vacant commercial buildings and commercially-zoned land over the past five years. The
office market has been the hardest hit with vacant space exceeding 20% in 2013.

From 2000 through 2008, Estero experienced over $750 million in commercial
development activity. The community added many new retail and office assets including:
the Miromar Outlets, the Hyatt Coconut Point Resort, and the Coconut Point Mall, along
with many smaller neighborhood retail centers and office developments. There is
approximately 4,7 million square feet of retail and office space in Estero at this time, with
approximately 3.5 million square feet represented by retail space alone. New
commercial development activity has been very limited over the past five years due to
the considerable inventory of vacant space currently on the market.

In a recent media report, Gary Tasman, founder and executive director of Cushman &
Wakefield Commercial Property Southwest Florida, said commercial real estate will
continue to improve. He doesn’t think there will be new office construction, but there
will be a decrease in vacancies with rents stabilizing and possibly increasing. However,
there may be some new construction in retail spaces and Southwest Florida may see a
few new grocery stores. Yet, Tasman said there will definitely be speculative
construction of industrial spaces along the I-75 corridor. There is hardly any inventory in
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that category, and he said a hint of demand is percolating. “I think the real booming

commercial real estate is going to happen in 2014, 2015,” he said.

As noted, Estero currently has no shortage of available office space. PELOTON RESEARCH
PaRTNERS conducted a survey of listed properties being offered for-sale or for-lease in the
market (a list and summary of these properties is available in the Appendix of this
report). Based on a small sampling of office properties located along Corkscrew Road
and US-41 there was approximately 50,000 square feet found to be vacant, not including
office space proposed to be built on vacant land.

Estero does not typically experience a high-rate of absorption of office space on an
annual basis. Based on the sampling of properties along US-41 and Corkscrew Road, and
the extended list provided in the Appendix of this report, there appears to be anywhere
from 2 to 3 years of existing office inventory in place (depending on annual absorption
rates). What was also noticed was the type of space being offered for-sale and for-lease
versus what potential owners or tenants may need in the market. Potential tenants may
require different space configurations than that currently being offered by existing
buildings. The general demand trend is for smaller office spaces or larger spaces that can
be easily configured into smaller, more flexible spaces. Building owners and office space
developers need to evaluate potential smaller space needs and the divisibility of existing

spaces.

Estero has a number of office spaces and condominiums for sale that are listed as
retail/service spaces. These spaces are often targeting medical services, insurance,
financial services, retail showrooms, and personal service operators. A survey of these
spaces showed a wide-range of asking prices ranging from $75 to $175 per square foot
for units built primarily since 2005. Many of the properties listed for-sale listed at prices
that would not appear to cover the costs of their development (especially when factoring
in land value). This is a serious concern when looking at the potential for new retail and
office development opportunities in the Estero market. A high vacancy factor combined
with properties listed at less than their replacement value would indicate the some

sectors of the commercial market are not in equilibrium.

Company relocations, expansions, and new business start-ups will be the drivers of office
space demand in Estero over the next decade. The community should seek to accelerate
business attraction and economic gardening prior to creating any additional speculative
office inventory.
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The following map shows the currently zoned, but vacant properties within the Estero
community. The areas highlighted in red represent the vacant parcels.
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DOWNTOWN ESTERO DEVELOPMENT OPPORTUNTIES

The map on the previous page identifies the properties that are currently zoned but not
built (highlighted in red). The following is an overview of a number of currently listed
properties in Estero that have the potential for inclusion in a comprehensive Downtown
Estero development plan. These properties are located along the Hwy. 41 corridor west
of 1-75 and could potentially be interconnected in a multi-district master development
plan. Some of the listing details, including the project and/or property name and the
developer and/or broker name, are noted as follows:

1) Coconut Trace (Dennis J. Lynch PA)

Coconut Trace is a 24-acre development located on the west side of US-41 between
Williams and Coconut Roads and fronting the 500+-acre Coconut Point mixed-use
development. There are two lots currently listed for-sale, a 1.92 acre lot listed for $1.82
million, or $22 per square foot, and a 1.62 acre lot listed for $1.55 million, or $22 per

square foot (or $956,790 per acre).

The project is proposed for a combination of uses, including retail, office, and medical.
Current uses on formerly sold lots include SunTrust Bank. Development entitlements
allow for 90,000 square feet of retail and office space and another 135,000 square feet of
office and medical space. The site is within a Commercial Planned District and fronts
conservation lots. A current proposal with four buildings totaling 15,601 square feet,
including a 3,401 square foot Pollo Tropical Restaurant, is being brought before the
Estero Design Review Committee on September 25th.

A 3.37 acre parcel across the street fronting the Coconut Point Mall is currently listed at

$3,669,930 or 525 per square foot (or $1,089,000 per acre).

2) Downtown Estero Development (Rockford Development Group, Lee & Associates)

Downtown Estero Development is a 35-acre mixed-use development located on the east
side of South Tamiami Trail and north of Broadway, at the north end of the historic area
of Estero. The project is proposed for a combination of uses, including retail, restaurants,
and office, along with a residential component (4 stories, 310 units) and a senior housing
component (90 — 160 beds).

Amenities of the project include the following:
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e parkway ramp

e clubhouse

¢ pool

e lake features amenities with walkway paths
¢ natural preservation area

e pedestrian civic areas

3) Estero Greens (Fischler Property Co)

Estero Greens is a 10.16-acre property located along South Tamiami Trail, on the west
side of US-41 and south of Williams Road. It is approximately a % mile north of Coconut
Point Mall and opposite Hertz 300,000 SF World HQ (located on the former Art District of

Rapallo site). The price for the entire property is listed at $5.5 million, or $12.42 per
square foot. The price for outparcel lots is listed at $21.50 - $23.50 per square foot.

The project is proposed for a combination of uses, including hotel, retail, restaurants,
financial, and auto. Utilities currently available at the property boundary include County
water, gravity sewer, telephone, and electricity. The site is zoned as a Commercial
Planned Development. The following is a former conceptual mixed-use site plan.
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4) Estero on the River (Kevin Fitzgerald, CSE of NAI Southwest Florida, Inc.)

Estero on the River is an 88-acre property located at the intersection of US-41 and
Corkscrew Rd. Development entitlements allow for 530 residential units (single and
multi-family) and +/- 300,000 square feet of commercial uses, with density bonuses
available. The following is a conceptual site plan used in the marketing of the

development site.
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Note: According to the development plan, the commercial space is allocated as follows:
177,000 square feet of retail space, restaurants, and a boutique hotel; 87,000 square feet
of general and medical office space; and 36,000 square feet for civic use. It also notes
that landings and decks will provide public access to the riverbanks, and a 75-foot
greenway spine connects all residential areas to the river buffer. Note: the property is

listed with an asking price of $30 million or $340,909 per acre.

5) Northpoint (Lutgert Companies)

Northpoint is a 102-acre property located on the east side of US-41 just north of Williams
Road and is zoned for 550,000 square feet of commercial retail space, 120,000 square
feet of office space, a 150-unit hotel and 150 residential units. Lutgert purchased this
property in February of 2006 for $34.4 million. The plans were to build-out a mixed-use
development in a joint venture. The developer has sought a reduction in commercial
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square footage to make room for more residential units. Just to the north is Corkscrew
Village which has a Publix anchor and other stores. The property would be well-suited
for residential in a mixed-use environment. Given the size of this site, it is one of the
more important properties to consider when reviewing the prospects for a multi-district
Estero Downtown development.

6) Estero Town Center (Via Coconut Point)

Property is located % mile east of US-41 on the south side of Corkscrew Road, 1.25 miles
from I-75 Exit 123. The property includes two (2) parcels. The parcel on the westside of
Via Coconut Point comprises 17.6 acres with approximately 100 linear feet of frontage on
Corkscrew Road and approximately 3,000 linear feet of frontage on Via Coconut Point.
The parcel on the eastside of Via Coconut Point comprises 16.92 acres with
approximately 600 linear feet of frontage on Corkscrew Rd. and approximately 1,250
linear feet of frontage on Via Coconut Point.

The combined 34.52 acre site includes a mixed-use overlay. An illustrative site plan is
shown below.
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The site is located adjacent the 75-acre Estero community park and is north of the
Coconut Point Mall. The current asking price is $14,660,989 for all 34.52 acres, or
$424,710 per acre ($9.75 per square foot).
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7) Galleria at Corkscrew East & West

The Galleria at Corkscrew comprises two parcels of 9.9 acres and 11.4 acres located on
the north side of Corkscrew Road just east of Sandy Lane. The following is a conceptual
plan and description provided from the property listing:

g
%o &

SANDY LANE

Design Parc & Galleria at Corkscrew Conceplual Site Plan

The project features a prime location in an established market with excellent
demographics. The entitlements and improvements are in place positioning the property
to competitively meet the needs of developers looking to immediately enter the market.
The Galleria at Corkscrew is located in the center of Estero in close proximity to I-75, the
Southwest Florida Regional Airport, Germain Arena, public schools, libraries, medical
centers and close to great shopping at the Coconut Point Mall, Gulfcoast Town Center
and Miromar Outlets. There are roughly 15 golf courses within a 3-mile radius.

e On-site improvements include a buffer wall acting as a barrier to the
residential community to the North.

e 50% of the capacity infrastructure reservations have been paid.

e Impact fees run with the land and are considered to be a site
improvement.

e Off-site improvements pertaining to Corkscrew Rd include paving,
concrete curb, gutters, storm sewers, sidewalks, lighting and utility lines
(water, sewer, elec, tele).

e 9.94+ acres on Corkscrew Rd., one mile from Coconut Point Mall
e Convenient access to US-41 and I-75

e Zoned for 30,000 SF retail/restaurant space and 70,000 SF medical/office
space
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e DO with architectural plans for 4 one-story buildings and 2 two-story
buildings includes adjacent parcel

The combined parcels were recently listed for $6.2 million or $291,079 per acre. The
9.94-acre parcel is listed by itself for $3.2 million or $321,931 per acre.

8) Caconut Crossing

This property is located at the northwest corner of US-41 and Coconut Road across from
Coconut Point Mall. The following is a former conceptual site plan.

The original project was to be located on approximately 46 acres and was to be
developed by The D’Jamoos Group as mixed-use commercial. Another company was due
to develop the residential component on an adjacent 14.4-acre parcel. Also planned on
the site was a 150-room Marriott SpringHill Suites Hotel (LEED Certified). The major
retail planned for the project included an 87,000 square foot Kohl's department store
and approximately 14,000 square feet of inline retail. In a press release back in 2008 the
developer explained that Kohl’s was chosen due to its popularity in the Midwest and
Northeast, and its demographic fit with this area. In addition to these developments,
the site included eight out-parcels. In 2008, only four of the parcels were reportedly
available for sale or lease. The purchased lots were reportedly bought by Orion Bank,
Florida Community Bank and CVS Pharmacy (which had two lots). The site was cleared

and infrastructure put in place (including Lyden Road).

The original developer of Coconut Crossing purchased the 46-acre site for $18.5 million in

August of 2005, or $402,173 per acre. That same month, the 14.4-acre residential parcel
appears to have immediately sold for $9.23 million, or $640,972 per acre. In 2012, a 1.2
acre parcel of the commercial site was sold by the FDIC for $250,000 or $4.78 per square
foot. This parcel originally sold in 2007 for $1.65 million. Another 1.05 acre parcel was
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sold to Iberia Bank in September 2010 for $700,000 after originally being sold for
$1,097,000 in 2007. During April 2013, 27.85 acres of Coconut Crossing were sold at
auction for $3 million, or §107,720 per acre. No new development plans have been

submitted for this project as of September 2013.

Additional smaller properties would include the approximately 10-acre Halfway Creek
site located long US-41 north of Marsh Landing and the 11-acre Camargo North parcel
located on US-41 north of Pelican Sound Boulevard and south of Covered Wagon. A
portion of the Halfway Creek site was planned at one time for a commercial office
building, but no updates are available. Neither property was identified as being for-sale
at this time.

Potential University District Properties

There are two additional properties of interest near |-75 that may contribute to the
establishment of a University District near the Florida Gulf Coast University. Both the
University Center and University Highlands development sites have previous
development plans attached to them, and portions of both projects are currently listed
for-sale. Though these properties would not be attached directly to a potential
Downtown Estero development, a community plan that connects the Downtown to a
University District would be advantageous to the community overall and would help
support the economic vitality of the community. The following is a summary of both the
University Center and University Highlands development sites.

University Center

University Center (formerly known as Tuscany Park) is a 36-acre commercial-planned
development located at the northwest corner of Three Oaks Parkway and Estero
Parkway; it is less than 2 miles east of US-41 and approximately % mile west of I-75. The
project includes an anchor-tenant parcel (13.6 acres) and eight out-parcels ranging in size
from 1.3 acres to 2.6 acres. The project is fully entitled with 90% complete onsite
backbone improvements, including roads, accesses/turn lanes, surface water
management, and utilities. The project is zoned as a Commercial Planned Development
and approved for a maximum of 250,000 square feet of retail commercial use and 50,000
square feet of office use.
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Note: Due to the proximity to Florida Gulf Coast University, the Seller suggests this would
be an excellent site for an apartment/student housing development. The Seller is willing
to allow time to modify the zoning (if needed) to maximize the residential and/or
commercial component of the project. As of July 2013, 18-acres of this site have been

sold to accommodate a new apartment development.

University Highlands

University Highlands is a 208-acre project situated between Interstate 75 and Ben Hill
Griffin Parkway. It is the remaining portion of the 795-acre multi-use Development of
Regional Impact known as Timberland and Tiburon. The project is approved for a
maximum of 1,300 dwelling units, 150,000 square feet of office (including a maximum of
50,000 square feet of medical, 99,382 square feet of retail, and 200 hotel units). The
dwelling units can include uses such as Assisted Living and Continuing Care facility units
(with up to 200 units with cooking facilities or 800 units without), 555 single-family units,
800 duplex units, 800 two-family units, 1,300 townhouse units, or 555 zero lot line units.
Dormitory and fraternity uses are also permissible on this site, with an intensity of 1,300
units with cooking facilities and a maximum of 5,200 units without cooking facilities.
(Note: A combination of the approved residential types will be allowed based on the
following conversion rates: 2.3 multi-family/townhouse units per single family unit; 1.6
multi-family/townhouse units per duplex/two-family unit.) Note: this property is listed
with an asking price at $47.5 million or $228,365 per acre.

The diversity in listing prices and sales prices for the larger mixed-use development land
in the Estero market reveals some of the uncertainty property owners and developers
are experiencing when trying to determine the prospects for future commercial
development. The properties previously listed are only a portion of a substantial number
of potential development sites within the community. Given the depth of retail options
already present in Estero, and the coming addition of a 185,000 square foot Super Wal-
Mart store to the community, the properties previously highlighted will be hard-pressed
to bring individual retail operators to the market that will occupy a significant portion of
the 340+ acres of potential mixed-use development.

Estero already has an abundance of smaller, stand-alone retail centers as part of its 4.7
million in_commercial/retail space. Total retail space is estimated to be 3.5 million
square feet in 2013, including the Coconut Point Mall and Miromar Outlets. Additional
population and job growth will be needed to attract additional retailers to any newly
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developed space. Another option is to draw more consumers from outside the
immediate community, as Coconut Point Mall and Miromar Outlets have both done
successfully. The establishment of a true Town Center in Estero, complete with multiple
districts, would create the appropriate destination necessary to support more retail

development along with other key commercial uses.

RETAIL MARKET OVERVIEW

This section provides an overview of retail activity within Lee County and the Estero
community. Retail spending per household in Estero is examined in an effort to evaluate
the prospects for future retail demand and retail development.

Lee County

Lee County has experienced a return in retail sales activity following declines that started
in 2006 and continued until the 3™ Quarter of 2009. Sales in this market tend to be
seasonal, and the county experienced some temporary declines following December of
2012 and then again following March of 2013. Nevertheless, the county saw average
monthly taxable sales increase from $887 million on average in April 2012 to $971 million
per month average in April 2013. The county is expected to see increasing sales activity
over the next four quarters as consumer confidence continues to improve.

Coastal County Taxable Sales 2003 to Present
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Source: Florida Department of Revenue, Office of Tax Research
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Estero Retail Market Context

The Estero retail market lies within a relatively low-density, modestly upscale community
situated between two more densely populated areas - Naples and Bonita Springs to the
South and Ft. Myers/Cape Coral area to the north. All of these communities lie along a
north-south axis defined by the two primary arterial corridors of I-75 toward the eastern
edge of the currently developed area, and US-41 (Tamiami Trail), which tends to form the
primary central spine of the region. The larger metropolitan area is constrained from
further development to the west by Estero Bay and the Gulf of Mexico, while
development to the east is discouraged by protected natural areas, competing
agricultural and mineral-excavation industries, as well as growth management initiatives

intended to limit development in these areas.

The existing retail in Estero and nearby communities primarily consists of a combination
of grocery anchored, locally serving shopping centers, even located at about two mile
intervals throughout the area, and more regionally focused centers in a range of formats
including life-style centers, outlet centers, power centers, traditional malls, or a
combination of all of the above, in addition to large-format club and warehouse stores.
The regional consumer market as a whole is quite robust, with a largely affluent year-
round population of close to 300,000 people within a 20-minute drive of Estero, making
Estero’s strategic location between Naples and Fort Myers, with good access from both I-

75 and US-41, an attractive location for large regional centers drawing from the entire

metropolitan market.

Most of the newest and most ambitious shopping centers in the area, including Coconut
Point Mall in Estero and the Mercato in Naples, were developed during a period of
unprecedented residential and income growth, which took place in the middle of the last
decade, and reflect the optimistic assumptions of an ever growing consumer market
prevailing at the time. A little worse for the wear -- for the most part -- they managed to
weather the recent downturn relatively intact, in spite of the stagnation in both the
housing and consumer markets, post-bubble, and with currently low vacancy rates, seem

well poised to benefit from the ongoing market recovery.

However, the amount of retail GLA (gross leasable area) represented by all of these
projects, including that contained in the grocery-anchored neighborhood centers, were

pushing the margins of saturation even before the market collapse. Absent a major

increase in consumer demand, either in the form of new housing and/or new jobs, it is
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unlikely the market can sustain significant increases in the current amount of retail

supply, without diluting or cannibalizing sales from existing centers, and opportunities for

obvious market niches will be very limited. This reality contrasts sharply with the
amount of retail square footage entitled at the peak of the market, and yet to be
developed, which is still waiting for a recovery which might look quite different from the
inflated market that subsided in late 2006.

The large visitor market, proximity to 1-75, and convenient access to area tourist
destinations made outlet retail an obvious and attractive opportunity, which the
Miromar Outlets has effectively captured. The large, affluent, regional consumer market,
blessed with significant disposable income, is also tempered somewhat by the
seasonality of that market, and the year-round local population is of more modest
means, limiting the opportunities to grow the market for more upscale, regional centers.
The supply-driven momentum which produced the surge in retail GLA during the pre-

bust era will more than suffice to service the existing market well into the future.

Developing housing markets elsewhere in the region, such as the Ave Marie master-

planned development in Naples, will work even harder to capture and protect what new

household consumer spending emerges as the market recovers, thereby limiting

opportunities for the kind of preemptive retail market grabs that were typical of the

area, pre-2007,

Given that, everything from this point forward is going to require more strategic planning
and development to maintain equilibrium, it will be necessary to balance new retail
growth with consumer demand in a new type of format, build on the enviable reputation
Estero proudly enjoys, which consciously targets household and employment growth
through a more fully integrated approach to new development which anticipates new
market and demographic trends, and allows for a more sustainable model of

development.

Estero Current Retail Supply and Sales

As previously noted the rapid population growth of the community brought rapid growth
in both residential and retail development over the past decade. Residential
development absorbed considerably more land than that of retail or commercial uses
over the decade, though retail development far outpaced the capacity of the local
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population to support the end uses. This was due, in large part, to the establishment of
Estero as a regional retail destination.

Coconut Point Mall and Miromar Outlets were the two largest retail centers built in
Estero over the decade, and both of these retail centers targeted households well
beyond the Estero community boundaries. The following is a site plan for the 166-acre,
$225 million Coconut Point Mall. '
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This Coconut Point has 140 retail tenants in 1.2 million square feet of retail space while
Miromar Outlets has 130 retailers occupying approximately 700,000 square feet of retail

space.

Overall, retail and commercial development added 4.7 million square feet of new space
in Estero over the past decade. More than half of this space is comprised of
neighborhood retail centers, small strip centers, and the two larger regional retail
centers. There is an estimated 3.5 million square feet of retail alone in Estero in 2013.
This is a considerable amount of retail square footage for a community of less than
12,000 year-round households during 2012 (using Census figures as a basis), revealing, in
large part, the financial influence of part-time residents and visiting consumers.

Retail sales activity in Estero during 2012 was estimated by PELOTON RESEARCH as just
under $810 million. The following major retail categories are included in this figure:
automobile sales and parts; furniture and home furnishings; building materials; lawn and
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garden supplies; electronics; health and personal care; clothing and accessories; gas
stations; shoes; jewelry; luggage; books, music, and periodicals; sporting goods; general
merchandise; florists; grocery, beer, and wine; restaurants and bars; among other

categories.

Using an approximate figure of 12,000 year-round households in Estero as a basis, the
retail $810 million in retail sales in 2012 equated to $67,500 per year-round household
(810 million/12,000 = $67,500). Given that the entire disposable income per household
in Estero was 551,645 in 2012, and approximately 32% of this was spent on average on
local retail, the actual contribution of local year-round residents to total retail sales was
approximately $15,493 per household for the year. The calculation for the average

annual retail contribution of year-round households is shown as follows:
$51,645 x 0.32 = $16,526 per year-round household annually

If we assume that the approximate 6,000 part-time Estero households in 2012 had an
average median disposable income that was 20% above year-round household median
disposable income, but these households only spent 16% of this disposable income
locally (due to half-time residency), the following calculation would show their annual

retail spending per household:
(551,645 x 1.20) x 0.16 = $9,915 per part-time household annually

Adding the impacts of the year-round household retail spending with that of the part-
time household spending reveals the dollar impacts of the local “in-season” household
spending on total retail sales in Estero during the 2012. The calculation is shown as

follows:

(12,000 HH x $16,526) + (6,000 HH x $9,915) =
$198,312,000 + $59,490,000 =

$257,802,000

Total retail spending by local residents
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Given the previous figure of $810 million in retail sales in Estero in 2012 the following can

be concluded:

$810,000,000 - $257,802,000 =
$552,198,000

Total retail spending from other households

The calculations reveal that the overwhelming majority of retail spending in Estero is
coming from households other than those estimated as part-time and year-round
residents within the community. Over $550 million, or 68%, of retail spending is coming
from households in surrounding communities within Lee and Collier Counties, from
tourists visiting Estero, and any households within Estero that are not counted as part of
the year-round or part-time population. These numbers are important to consider when
analyzing the potential for new retail operations in Estero. Though the future growth of
the Estero population is important to the future demand for retail in the community, the
growth and demand from the surrounding market areas and from visitors and tourists to

Estero is even more important.

Just two retail centers, the Coconut Point Mall and Miromar Outlets, contribute the
highest overall percentage of retail sales to the Estero economy. The total retail sales
revenue at these two centers was a combined $612 million in 2012. This is average
revenue of approximately $322 per square foot over the combined 1.9 million square
feet of these two centers (adjusted for vacancies). This is well above the average retail
sales rate of $136 per square foot reported by CoStar Group for Southwest Florida
retailers in 2012. More importantly, this leaves approximately $198 million in retail sales
deriving from the remaining retailers located in Estero during 2012.

The trade area required for retail centers such as Coconut Point Mall and Miromar
Outlets typically ranges a minimum of 75,000 to 100,000 households within a 20-minute
drive. In 2012, Coconut Point Mall had just over 129,000 year-round households within a
20-minute drive. When combined with the part-time household population, there is
substantial market support identified for both retail centers. The Mercato in Naples has
overlapping, upper-income, target households that it competes with Coconut Point to
attract. Gulf Coast Town Center, located directly north of Estero in Fort Myers, competes
directly with Coconut Point for both upper-income and moderate-income households.
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There is considerable overlap between the markets of these two centers, especially in
the sectors that include bigger-box power-center retailers. CBL, Group, the owners of
Gulf Coast Town Center, have reported that this center averages retail sales of $310 per
square foot, or in excess of $360 million total annual sales. The following information
provided by CBL describes the Gulf Coast Town Center and its trade areas (trade areas
that also overlap with the trade areas of both Coconut Point and Miromar Outlets):

Gulf Coast Town Center is located in Ft. Myers, in the high-growth corridor along
busy I-75 between Ft. Myers and Naples.

Lee County is in the heart of one of Florida’s most popular and affluent tourist
areas hosting more than 6.5 million visitors each year. Local draws include the
beautiful beaches, a vibrant downtown and numerous champion golf courses.
Only six miles from Gulf Coast Town Center, the new Boston Red Sox spring
training facility hosts training games in a 9,999-seat Fenway replica ballpark.

Gulf Coast Town Center is poised to capture the upscale growth occurring within
the primary trade area. Housing has been trending upwards each year for the
past five years. The majority of growth has occured in the exclusive subdivisions
such _as Miromar Lakes, Grandezza, Bella Terra and Pelican Landing with prices
ranging from 300,000 to more than S4 million.

There are more than 24,000 students attending six colleges and universities
within the trade area, including the new Florida Gulf Coast University adjacent to
Gulf Coast Town Center with an enrollment exceeding 13,000 students and
projected to be 15,000 in the next five years.

As communities surrounding Estero continue to add retail centers in their markets within
close proximity to Estero’s existing trade area, the more impact this will have on the sales
potential for existing and future retailers within Estero.

Estero Future Retail Demand

Existing retailers in Estero, and any new retailers considering locating in Estero over the
next decade, will require significant new population and job growth within the
community as well as new growth in the surrounding trade area. Estero is currently
over-zoned for retail uses relative to future demand, and steps need to be taken to avoid
retail duplication and saturation that harms successful local retailers, or worse, sets them
up for failure. Vacant retail space in a location that would typically be considered prime
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based on traffic counts, number of households, and household incomes, sends a clear
signal to potential retailers that a market may be saturated.

There is an estimated 3 million square feet of additional future retail zoned on Estero
lands. Over the past two decades approximately 3.5 million square feet of retail has
been built, at a pace that could not be replicated in the future. Assuming 3 million
square feet of retail space were to be built at a land-to-building ratio of 4-to-1 would
suggests the need for 12 million square feet of land to support the built space, or

approximately 275 acres to support 3 million square feet of retail uses.

Based on the review of existing retail sales in Estero, it was discovered that 68% of retail
sales comes from outside the community. This is due in larger part to the influence of
larger regional retailers in Estero that rely heavily on larger trade areas. Future retailers
may be less interested in competing in the larger regional market, and may attempt to fill
certain niches not currently present in the Estero, in an attempt to capture market

segments that area currently underserved.

If future retailers require an average of $200 per square foot in annual sales, and 1
million square feet of new retail is built in Estero, then $200 million in annual retail sales
would be needed to support this space. If a minimum of 32% of those sales come from
within Estero, then $64 million in spending will need to come from Estero residents, both
part-time and year-round. To put this in perspective, each household in Estero
contributes enough annual spending to support approximately 80 square feet of retail
space (across all retail types). One million new square feet would require new household
growth of 12,500 in Estero to be supported, or population growth of approximately
25,000 in households that average two people per residence. Estero is not projected to
grow at this level over the next 20 years, so more retail demand would need to come
from the surrounding market areas to support 1 million new square feet of retail space.

Given the 3 million square feet of retail currently planned for Estero, it becomes
apparent the community is in danger of serious retail saturation. To combat this, the
planners and developers within the community need to be very careful in the selection of
future retail operators and the execution of future retail developments. In such a
competitive market as that of Lee County, the quality and mix of retail will become more

important with each new addition of space. Destination retail and dining will be the
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largest opportunities moving forward, and based on a survey of Estero parcels with retail
development potential, the community has more than enough land to fill this need in a
cohesive fashion that connects with other complimentary uses that further feeds retail
demand. This would additionally support the community’s desire to create a multi-
district centralized core that functions as Downtown Estero.

MULTI-DISTRICT DOWTOWN PLAN

Enough vacant land, over 340 acres, is potentially available to develop a multi-district
town center in Estero. These districts could include, a mixed-use business district focused
on corporate offices (with Hertz new headquarters as the catalyst), a medical/wellness
district incorporating an acute hospital facility and ancillary medical services, including an
adjacent senior care facility, and an entertainment and recreation district, including
connectivity between the Estero Community Recreation Center and Koreshan State Park.

The plan for a multi-district town center would most likely require the cooperation of
individual landowners to properly execute. A distinct area plan with a unique district
overlay could be created to cover these various properties, with the goal of implementing
an overall vision for the area. Collectively, these properties under a combined plan would
be expected to achieve considerably higher overall values than if developed
independently of each other. An overall master plan could include separate plans for
each district, though the goal should remain to create connectivity and a clear identity of
this area as the core of Estero. A successful town center would include several
destinations, walkable blocks, interconnected streets, attractive development, and public

greens.

Previous proposals to develop a Downtown Estero or an Estero Town Center were not
planned at a large enough scale to provide a comprehensive planning area with multiple
mixed-use districts. These proposed developments were additionally brought forward
during unfavorable economic conditions.

The $225-million Coconut Point open-air mall, located on 116 acres of the 500-acre
Coconut Point Master Planned Development, currently acts as the Main Street for the
Estero community with its pedestrian-friendly design and mix of entertainment,
shopping, and dining options designed around 18 acres of lakes. Though built a year prior
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to the global financial crisis, the development and its associated retail has been

successful overall.

Current economic trends and future market prospects in Estero make the feasibility of
town-centric development more likely in the near future. Based on a review of historical
and forecasted growth trends, Estero is expected to see an increasing annual growth rate
from 2014 to 2020. Constraints on this growth could come from a limited future supply
of residential land and an above average increase in median home prices. The availability
of future land and the option to provide a mix of residential building types will be
essential for developers to meet the market demand for both workforce and retirement

housing options.

As part of the central business district, the entertainment district would be established to
focus primarily on dining and small boutique shopping venues in a walkable environment.
The Town Center design would include connectivity between all the districts to allow
more synergy to increase the overall economic viability of the Downtown. Residential
units could be carefully integrated in the wellness and entertainment districts to provide
a carefree, urban-living option for those seeking to live in immediate proximity to goods
and services, in a low-maintenance, lock-and-leave lifestyle. The following is an example
of a well-designed senior housing development with building types that could be
integrated into a residential and/or health and wellness district in Estero.

—————— —
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The plan for a multi-district town center would most likely require the cooperation of
individual landowners to properly execute. A distinct area plan with a unique district
overlay could be created to cover these various properties, with the goal of implementing
an overall vision for the area. Collectively, these properties under a combined plan would
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be expected to achieve considerably higher overall values than if developed
independently of each other. An overall master plan could include separate plans for
each district, though the goal should remain to create connectivity and a clear identity of
this area as the core of Estero. A successful town center would include several
destinations, walkable blocks, interconnected streets, attractive development, and public

greens.

The size and scale of the buildings within the various districts will depend on their use,
the amount of total land available within the districts, and the timing and phasing of
development. The Hertz headquarters and a potential hospital facility would create
larger-scale buildings early in the creation of a multi-district Downtown. Retail,
commercial, and residential uses may be phased more slowly based on market
conditions. An appropriate scale for mixed-use development in Downtown Estero may
be the scale of Worth Avenue in West Palm Beach (picture follows).

Low-rise to mid-rise building types can be integrated at this scale very attractively,
creating an enjoyable pedestrian environment for all age groups.
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The map on the following page shows the potential activity centers located along US-41
in a proposed multi-district plan for a Downtown Estero.

The south district would include a medical/health district anchored by an acute hospital
facility and surrounded by complementary uses such as medical offices, rehabilitation
centers, and assisted care facilities. This district would transition to the north into
primary business district which includes Coconut Point Mall and the future Hertz
headquarters. This central business district would be a walkable, transit-supportive
district capable of supporting an array of mixed-uses including corporate offices, select
retail, dining, and housing. Connectivity with existing uses will be essential to create a
vibrant commercial core. This connectivity will transition from the business district to the
neighborhood and civic center district to the north.

This district will combine the recreational opportunities provided by the Estero
Community Center and Koreshan Park with that of new residential units and future civic
uses. The creation of a town-centric plan would facilitate the future development of
vacant mixed-use parcels located along US-41 in Estero. More importantly, these
properties could be developed at potentially higher values than would be achieved by
individual, insular projects. The community would further benefit from an identifiable
central corridor offering shopping, dining, entertainment, recreation, wellness, lifestyle,
and economic opportunities within Estero.
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The data sources utilized in the creation of this report are considered both credible and
reliable. No guarantees are made by the author as to the accuracy of secondary data
resources.

Copyright Ownership, 2013

Richard F, Hunt and PELOTON RESEARCH PARTNERS retain all rights, titles and interest to
all aspects of this report. This report cannot be copied or distributed without the express
written permission of Richard Hunt.
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Path: Q:\2013'20139560-000'ArcGIS\Exh 20 Topo 2x3.mxd Name: Exh 20 Topo 2x3 Date: 12/132013 Time: 9:14:16 AM User: mli2

NOTE: Aerial shown from Lea County dated Jan 2013, Topo taken from Lee County 2007 LIDAR and represents NAVD 1988 vertical values.
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CODE DESCRIPTION STATUS |STATUS
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NOMENCLATURE AND DEUNEATIONS AS PER FLORIDA LAND USE, COVER AND FORMS
CLASSIFICATIONS SYSTEMS (FLUCFCS), (FDOT, 1999).
THE FLUCFCS UINES AND ACREAGES HAVE BEEN ESTIMATED FROM A 2013 MRSID DIGITAL AERIAL

PREVIOUS CLEARING AND FILLING PERMITTED UNDER SFWMD PERMIT NO. 36-03865—P AND LEE
COUNTY D0S2000-00045.
. EXISTING CONSERVA“(XYI WASEMENT GRANTED TO THE SFWMD AND RECORDED IN LEE COUNTY,
BK 03535 1

NO J:IRISD‘é'HONAL WETLANDS, AQUIFER RECHARGE AREAS, OR RARE & UNIQUE

. THERE ARE
UPLANDS LOCATED OUTSIDE OF THE CONSERVATION EASEMENT.
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Path: Q32013'20139560-000'ArcGIS\EXH 24 existing_historic_flowways.mxd Name: EXH 24 existing_historic_flowways Dale: 12/10/2013 Timo: 4:55:39 PM User: mii2

NOTE: 2013 Aerial panel is from Lee County. 1944 Aerial panel is [rom USDA pholography data.
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