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January 12,2018

Mr. Brandon Dunn

Lee County Planning Division
1500 Monroe Street

Fort Myers, FL 33901

RE:  Babcock Comprehensive Plan Amendment

CPA2016-00013
Dear Mr. Dunn:

Enclosed please find updated responses to the Department of Economic Opportunities (DEO) comments
received August 16, 2017. The following information has been provnded to assist in your review of the
petition:

1. Three (3) copies of the revised Text Amendment; and
2. Three (3) copies of the FDOT Supplemental Traffic Study prepared by David Plummer & Associates,
Inc. {Please note referenced Appendices and Exhibits are provided on enclosed flash drive).

The following is a list of DEO recommendations with our responses in bold:

1. New Community Land Use Intensity and Mix of Uses: Revise Amendment 17-4DRI to establish a
meaningful and predictable standard (e.g., percent distribution of mix among residential and
nonresidential land uses) that defines the quantitative distribution of the mix of land uses in order
to ensure that development within the New Community future land use category achieves and is
consistent with the intended purposes stated in proposed Obijective 1.6 and Policy 1.6.1 of
large-scale multi-use community with a balance and complete range of residential and
nonresidential land uses. The distribution of mix among residential and non-residential land uses
should be based on applicable units of measure such as: (1) gross acres residential and gross
acres non-residential; or (2) residential dwelling units and non-residential square feet, which
define the quantitative mix of residential and non-residential land uses. Revise Amendment 17-
4DRI to establish a meaningful and predictable standard for the intensity of non-residential land
uses allowed within the New Community future land use category. For the intensity of non-
residential land uses, the amendment could establish quantitative caps on the minimum and
maximum potential amounts of non-residential land uses (based on units of measure such as
gross non-residential or non-residential square feet).

RESPONSE: Please refer to the revised Text Amendment document attached. Policy 35.11.1
has been revised to include a maximum number of dwelling units (1,630 du) in addition to the
maximum density of 1 du/2.5 acres. Similarly, Policy 35.11.2 hns been rewsed ’ro mclude a
maximum commercial square footage (1,170,000 s.f.) and 680-+h

maximum infensity of 0.15 Floor Area Ratio (FAR). L
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In terms of ensuring a balance of residential and non-residential uses, the initial phases of
development in the Charlotte County portion of Babcock Ranch demonstrate retail, office,
institutional and residential uses. Specifically, 60,000 square feet of non-residential uses are
constructed, or are under construction in the downtown area, also known as Founder'’s
Square, which is geographically proximate to the Lee County New Community lands and can
serve residents of the development. The residential components currently under construction
entail approximately 900 dwelling units. This initial phase of development is demonstrative of
the mix of uses that will be developed in both Lee and Charlotte Counties.

To provide further assurance that the project will contain a mix of uses, the Applicant has
included the following footnote in Policy 1.6.1:

“Before issuance of the certificate of occupancy for the 1,000" residential dwelling unit, a
minimum of 50,000 square feet of non-residential floor area must be under consiruction
within the Planned Development.”

. Transportation: Revise Amendment 17-4DRI to establish meaningful and predictable standards
regarding the mix of residential and non-residential land uses and the non-residential intensity of
use as recommended per Objection 1 of this Report. Revise the Amendment 17-4DRI
transportation long-range analysis to: (1) be based upon land use assumptions that are
consistent with the future land uses (land use types and mix and maximum densities/intensities of
land uses) allowed by Amendment 17-4DRI; and (2) address the deficiencies/inconsistencies
identitied in item numbers 2, 3, 4, 8, 9, 10 and 11in the Florida Department of Transportation
(FDOT) Memorandum (dated July 14, 2017) as referenced in their letter of July 14, 2017,
reviewing the proposed plan amendment (lefter and memorandum are enclosed); (3) analyze the
projected future roadway level of service standards based on best available data/analysis of the
future land uses proposed for the subject amendment property and background growth; and (4)
address the long-range roadway network shown on the adopted future transportation map (map
series) of the Lee County Comprehensive Plan, and identify any amendments that are needed to
the adopted future transportation map (map series) in order to meet the level of service standards
for the long-range. Revise Amendment 17-4DRI based on the data/analysis, to include any
amendments that are needed to the Lee County Comprehensive Plan adopted future
transportation map (map series) in order to coordinate future land use and transportation
planning in the Lee County Comprehensive Plan.

Given the short buildout anticipated for the project, the County should consider revising the
amendment data and analysis to include a short-term (five-year) and buildout (year 2026)
transportation analysis in order to identify potential impacts of Amendment 17-4DRI to the State
Highway System, particularly State Road 31, State Road 78, State Road 80, and Interstate-75 as
requested by FDOT. The short-term analysis consider best available data and analysis, including
reasonable assumptions, regarding the amount of development (on the subject amendment
property and background growth) within the five-year timeframe, and the buildout analysis should
consider best available data and analysis regarding the anticipated amount of development at
buildout on the subject amendment property and background growth. In considering the short-
term analysis, the County should review the methodology and assumptions for the long-term
analysis identitied above for consistency. Also consideration should be given to analyzing the
coordination of any needed roadway facility improvements with the Lee County Comprehensive
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Plan Capital Improvements Element Five-Year Schedule of Capital Improvements in order to
meet the level of service standards for the short-range timeframe.

3. RESPONSE: Please refer to the enclosed Supplemental Traffic Study prepared by David Plummer
and Associates, Inc. The Study was provided to Florida Department of Transportation Staff in
December 2017. Please note referenced Appendices and Exhibits are provided on enclosed flash
drive.

3. Water Supply, Potable Water and Sanitary Sewer Facilities: The amendment data and analysis
should be revised to support the plan amendment with the following quantitative information: (1)
the amount of projected demands on potable water and sanitary sewer facilities created by the
moximum development potential of the plan amendment; (2) the amount of permitted potable
water withdrawal; (3) the amount of planned capacity of the water treatment facility and
wastewater treatment facility; (4) the amount of projected demands from the entire service area
of the water treatment facility and the entire service area of the wastewater treatment facility; (5)
demonstration that the amount of planned available capacity of water supply, potable water
facilities and wastewater facilities is adequate to serve the projected demands from the
amendment property and other development anficipated to be served by the facilities; and (6)
identification of any additional water supply, potable water and sanitary sewer facilities needed to
serve the projected demands. Revise the amendment, if necessary, to be supported by the data
and analysis.

RESPONSE: Response provided in submittal received by Lee County Staff on October 19,
2017.

Thank you for your consideration of this additional information. If you have any further questions, please
contact me directly at (239) 405-7777 ext. 207, or alexis.crespo@waldropengineering.com.

Sincerely, -

WALDROP ENGINEERING, P.A.

(Krego

Alexis V. Crespo, AICP, LEED AP

Vice President of Planning

Enclosures COMMUNITY DEVELOPMENT

BG: Gary Nelson, Kitson & Partners Communities
Russell Schropp, Henderson, Franklin, Starnes & Holt P.A.
Linda Shelley, Buchanan Ingersoll & Rooney, pC
Stephen Leung, David Plummer & Associates
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ATTACHMENT 1 (REVISED 12/18/17) CPA2016-13

Text Amendments:

OBJECTIVE 1.6: NEW COMMUNITY. Designate on the Future Land Use Map areas which are
suitable for the development of large-scale multi-use communities developed pursuant to an overall

master Pplanned Development. Fhis-categery-is-also-considered-aFuture UrbanArea:

POLICY 1.6.1: New Community areas are lands that are capable of being planned and developed as a
cohesive unit in order to better achieve conservation of important environmental resources and to initiate
arcawide surface water management. New Community land must be located such that the area is capable
of being developed with a balance of residential and nonresidential uses and that major impacts of the
development are internalized and/or alleviated by infrastructure that is existing or will be funded
privately. New Community areas will be developed as freestanding economic units and will not impose
negative fiscal impacts on the county (other than those associated with the delay in placing property
improvements on the tax rolls).

New Communities will not exceed a residential density of one unit per 2.5 gross acres (1 du/2.5 acres),
except within the Gateway/Airport Planning Community, where residential densities of up to six dwelling

units per gross acre may be permitted. Development within the New Community future land use category
and must have at least the following characteristics:

1. The land will be developed under a well-conceived overall masterplan Planned Development;
The land can be served with all necessary facilities and services at no expense to the
county. Uniform Community Development Districts and special taxing districts may be
utilized toward achieving this objective;

3. Population, recreation, open space, educational, office, and research facilities are
distributed in an orderly and attractive manner;

4. The land must be developed in such a manner as to protect environmentally sensitive areas;

5. The land must be developed as a free-standing community offering a complete range of
land uses (e.g. a full mix of housing types for a range of household incomes, industrial and
office employment centers, and community facilities such as fire departments, schools, law
enforcement offices, public recreational areas, health care facilities, and community
commercial areas). The mix of land uses will be evaluated through buildout of the New
Community to ensure developments include both residential and non-residential uses'.

6. Off-site impacts must be mitigated; and;

On-site levels of service must meet the county-wide standards contained in this plans;

8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate balance of land
uses; and

9. The land must be developed consistent with Goal 35 if located within the North Olga Community
Planning Area identified on Lee Plan Map 1, Page 2.

=

[FOOTNOTE I1planned developments in the New Community future land use catéghiyl
Community Planning Area must have a minimum of 50,000 square feet of non-r¢gid f

construction prior to construction of the 1,000" residential dwelling unit.

GOAL 35: NORTH OLGA COMMUNITY. To promote and support No&iMIBUMIEYiRIEL GRMENT
character heritage, economy, a-ﬂé quallty of hfe and natural resources by—es%ahhshiﬂg—a—paf&e}pa%efy
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A are. For the purpose of this Goal, the North Olga
Commumty boundanes are deﬁned by Map 1, Page 2 of 8 of the Lee Plan.
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OBJECTIVE 35.3: COMMERCIAL LAND USES. Existing and future county regulations,
land use interpretations, policies, zoning approvals, and administrative actions should promote the
rural character within the North Olga community boundaries and allow for non-residential land
uses that serve and support the rural community, including uses permitted by Objective 35.11.
County regulations will support a unified and attractive rural-oriented design theme in terms of
landscaping architecture, lighting and signage.
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POLICY 35.3.4: Opportunities for non-residential and mixed-use development that are
compatible with the rural and agricultural character of the community may be permitted
through the Planned Development rezoning process within the New Community future
land use category in accordance with Objective 35.11.2.

OBJECTIVE 35.4: ECONOMIC DEVELOPMENT. Encourage future economic development
opportunities in the North Olga Community including, but not limited to those industries that
identify and promote the rural and agricultural-based quality of life for the residents and
surrounding communities, retain and expand eco-tourism, agri-tourism, and where projects
demonstrate a clustered and well-planned development footprint, and protection of natural
resources and the rural character of the surrounding community.
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OBJECTIVE 35.11: NEW COMMUNITY. ILand designated as New Community on the Future
Land Use Map within the North Olga Community will be developed as a unified Planned
Development in order to achieve conservation and enhancement of important environmental
resources; initiate areawide surface water management; prevent sprawling land use patterns:
create critical hydrological and wildlife corridors and connections; and protect rural character of
the surrounding community.

POLICY 35.11.1: Residential densities for land within the New Community future land use
category may be permitted up to a maximum of 1 du/2.5 acres. In no case shall the unit count

in the New Community future land use category in North Olga exceed 1,630 dwelling units.

POLICY 35.11.2: Non-residential intensities for lands within the New Community future
land use category will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15.
The FAR will be based upon the gross acreage dedicated to non-residential uses within the
overall Planned Development boundary, including all uplands, wetlands, open space, rights-
of-way, recreation areas, and/or lake. In no case shall the total commercial square footage in
the New Community future land use category in North Olga exceed 1,170,000 square feet, in
addition to 600 hotel rooms.

POLICY 35.11.3: Prior to development, a Planned Development rezoning must be approved,
and include conditions and requirements that demonstrate the following:

a. Environmental Enhancements.




1.

A minimum of 60 percent open space, inclusive of onsite preserve, to
accommodate the following:

1; Water quality enhancement areas, including but not limited to natural

systems-based stormwater management facilities, filter marshes, and

wetland buffers to reduce the rate of run-off and associated nutrient
loads;

ii.  Existing regional flowways;

1. Preservation of 90% of the onsite wetlands;

iv, Critical wildlife connection(s) to adjacent conservation areas through on-
site preserve areas;

v.  Roadway setbacks and perimeter buffers; and

vi.  Passive recreational and civic areas that comply with the definition of
open space, as set forth in the Land Development Code.

Open space areas must be platted in separate tracts, outside of privately owned
lots, and dedicated to an appropriate maintenance entity. A Community
Development District (CDD), Independent Special District (ISD), or a master
property owners association must be created to accept responsibility for
perpetually maintaining the open space areas identified in the Planned

Development.

Record a conservation easement for a minimum of 50 percent of the Planned
Development benefiting a public agency acceptable to I.ee County, or Lee
County itself, and dedicated to an appropriate maintenance entity. Land subject
to conservation easement(s) can be used for on-site mitigation and will be
recorded as development orders are issued. The timing of conservation
easement(s) and restoration may be phased so long as the area dedicated to

conservation easement is equal to or greater than the area of land approved for
development on a cumulative basis.

Provide a protected species management plan to address human wildlife
coexistence, including educational programs and development standards.

Provide wildlife crossings on-site and to adjacent wildlife habitat arcas.

Provide recreational connections to adjacent public and private conservation and
preserve land, subject to approval by the appropriate agencies, through the
provision of publicly accessible trailheads and similar facilities within the

development.

Incorporate Florida friendly plantings with the low irrigation requirements in
common areas.

A binding commitment as part of the Planned Development to implement an
environmental education program for homeowners, businesses and visitors to
describe the local ecology. including but not limited to wildlife, plant
communities, and native habitats, in addition to-the design standards, restoration




projects, and management programs/plans, incorporated into the development to
address environmental protection.

9. Incorporate energy efficiency and other low impact development (LLID)
performance standards within the development.

10. Minimize impacts to natural areas and native habitat by concentrating
development primarily in areas previously impacted by agricultural uses and
other development activities.

b. Water Quality & Hydrological Enhancements.

1. The stormwater management system must demonstrate through design or other
means that water leaving the development meets current state and federal water
quality standards. Qutfall monitoring will be required on a quarterly basis for a
minimum of 5 vears from the date of acceptance of construction of the water

management system by the South Florida Water Management District.
Monitoring may be eliminated after 5 years if the water quality standards are met.

2. Demonstrate an additional 50% water quality treatment beyond the treatment
required by the SEWMD for the on-site stormwater management basins.

3. Protect existing sroundwater levels and improve existing wetland hydroperiods
in onsite preserve areas, as applicable by SFWMD permits.

4. Provide a lake management plan that requires best management practices for the
following:

i. fertilizers and pesticides;
ii, erosion control and bank stabilization; and
iii. lake maintenance requirements and deep lake management for lakes
exceeding 12 feet below lake surface (BLS).

5. A site-specific ecological and hydrological plan, which includes at a minimum
the following: preliminary excavation and grading plans, exotic removal and

maintenance plan, supplemental planting plan, and success criteria for meeting
established goals.

6. A site-specific mitigation and enhancements to reduce discharge rates.

7. Utilize reuse and surface water generated by the development to meet the
irrigation demands of the recreation and development areas, to the extent such
reuse is available.

8. Demonstrate that the proposed Planned Development will not result in significant
detrimental impacts on present or future water resources.

¢. Infrastructure Enhancements.

1. All development within the Planned Development must connect to centralized
water and sewer services, with the exception of interim facilities used on a
temporary b_as_is during consfu;’uption, and for unr_ne_t_n_ned essential sgarvices on a




temporary basis until water and sewer service is extended to the development.

2.  Written verification as to adequate public services for the Planned Development,
from the sheriff, EMS. fire district, and Lee County School District, or via
interlocal agreements with adjacent jurisdictions and/or special districts.

3. Civic space, recreational areas, and a variety of amenities distributed throughout
the development for use by the general public, to be maintained by the property
owners’ association or similar entity.

4, Sufficient right-of-way to accommodate an 8-foot wide multi-purpose pathway
along the roadway frontages, where the Planned Development abuts SR 31 and
CR 78.

d. Community Character.

1. Transition to lower densities and intensities where adjacent to off-site
conservation lands.

2. Enhanced buffers and setbacks along external roadways to preserve rural vistas
and viewsheds that are at least 50% wider than the Land Development Code

requirements.

3. Locate access points onto adjacent arterial roadways to minimize impact to the
surrounding rural community.

s sk sfe sk sk sje sk s sk ke sk sk s sk sl sk sk sk se sfe sle Hesfe e ke sl se sk 2 sfe e st s e sfe e sk sfe sk s e stk sie sk i st sk sk ok ok e skoskoskokeolkok sk sk e sk shok skl ek ok sk

VII. CONSERVATION AND COASTAL MANAGEMENT

POLICY 114.1.1: Development in wetlands is limited to very low density residential uses and
uses of a recreational, open space, or conservation nature that are compatible with wetland
functions. The maximum density in the Wetlands category is one unit per 20 acres, except that
one single family residence will be permitted on lots meeting the standards in Chapter XIII of this
plan, and except that owners of wetlands adjacent to Intensive Development, Central Urban,
Urban Community, Suburban, New Community, and Outlying Suburban areas may transfer
densities to developable contiguous uplands under common ownership in accordance with
Footnotes 9b and 9¢ of Table 1(a), Summary of Residential Densities. In Future Limerock Mining
arcas only (see Map 14), impacts to wetlands resulting from mining will be allowed by Lee
County when those impacts are offset through appropriate mitigation, preferably within Southeast
Lee County (see also Policy 33.1.3). Appropriate wetland mitigation may be provided by
preservation of high quality indigenous habitat, restoration or reconnection of historic flowways,
connectivity to public conservation lands, restoration of historic ecosystems or other mitigation
measures as deemed sufficient by the Division of Environmental Sciences. It is recommended
that, whenever possible, wetland mitigation be located within Southeast Lee County. The Land
Development Code will be revised to include provisions to implement this policy.
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XII. GLLOSSARY

FUTURE SUBURBAN AREAS - Those future urban categories on the Future LLand Use Map that are
designated primarily for single use developments: Suburban, Outlying Suburban, Sub-Outlying Suburban,
Industrial Development, Airport, Tradeport, Commercial, Industrial Interchange, General Commercial
Interchange, Industrial Commercial Interchange, University Village Interchange, University Community,

Public Facilities, and New Community within the Gateway/Airport Planning Community.

FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that are designated
primarily for single use developments with a density equal to or less than 1 unit per acre: Rural, Rural
Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation Lands (upland
and wetland), New Community within the North Olga Planning Community and Density
Reduction/Groundwater Resource.
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BABCOCK
MIXED USE PLAN DEVELOPMENT
SUPPLEMENTAL TRAFFIC STUDY

Introduction

The Babcock Ranch holdings encompass approximately 4,200 acres in northeast Lee County,
Florida and within the North Olga Community Planning Area (Exhibit 1). A comprehensive
plan amendment (CPA) has been submitted and reviewed to include the designated DR/GR and
Rural lands within a new overlay known as the Environmental Enhancement Overlay, which
will be specific to the North Olga area.

The zoning of the property as a Mixed Use Planned Development (MPD) is currently under
review by the Lee County Hearing Examiner. The Zoning Traffic Impact Statement (ZTIS)
titled, Babcock Mixed Use Planned Development Zoning Traffic Study and dated March 17,
2017 — Revised was prepared in support of the MPD application (DCI2016-00022). The Lee
County ZTIS reflected a “worst-case” development scenario that included a 42-field baseball
complex of which has been withdrawn from the current MPD.

At the request of the Florida Department of Transportation (FDOT), this supplemental traffic
study was prepared to address the Babcock MPD traffic impacts on state roads without the
baseball complex (Appendix A).

Scope of Study

The scope of the supplemental traffic assessment reflects the following:

Year 2021 — Short-term (5-Year) and Year 2026 — Buildout Analysis Years
Future Conditions With Project

PM Peak Hour

Roadway and Intersection Capacity Analysis

Recommended Improvements

Proportionate Share Estimates

Road Impact Fee Estimates

Transportation Methodology

This supplemental traffic study reflects the methodology consistent with the following Babcock
Ranch traffic studies.

e Babcock Comprehensive Plan Amendment Traffic Study

(December 5, 2016 — Revised)
1




e Babcock Mixed Use Planned Development Zoning Traffic Study
(March 17, 2017 - Revised)

e Babcock Ranch Community DRI, Increment 1, Notice of Proposed Change
Traffic Study (April 28, 2017 - Updated)

Furthermore, the methodology is consistent with the FDOT recommendations from the
following review comments (Appendix A).

e [ee County 17-4DRI Proposed Comprehensive Plan Amendment (Babcock) State
Coordinated Review — Traffic Study Memorandum (July 14, 2017)

e [ee County 17-4DRI Proposed Comprehensive Plan Amendment (Babcock) State
Coordinated Review — FDOT Review Comments and Recommendations (July 14,
2017)

e Babcock Comprehensive Plan Amendment (17-4DRI) Meeting Summary (August
16, 2017)

e Babcock Mixed Use Planned Development Zoning Traffic Study Review
(September 15, 2017)

e Lee County 17-4DRI Proposed Comprehensive Plan Amendment — FDOT Courtesy
Review (October 09, 2017)

MPD Master Concept Plan

The MPD Master Concept Plan (MCP) development area is presented in Exhibit 1. The MCP
reflects the proposed residential, hotel and commercial land uses.

Three primary access points to serve the MPD are provided on SR 31: 1) opposite Busbee
Lane (North Access); 2) opposite Fox Hill Road (Middle Access) and; 3) opposite Shirley Lane
(South Access). The connection shown on North River Road (CR 78) is provided for
emergency only access.

Access to the proposed residential pods is provided via the internal roadway system of the
Babcock Ranch Community (BRC) DRI internal road system in Charlotte County. Planned
internal interconnections between the DRI in Charlotte County and the MPD Lee County will
minimize the overall Babcock Ranch traffic impacts on SR 31.

MPD Development Parameters

For purposes of this supplemental traffic study, the Short-Term (Year 2021) and Buildout (Year
2026) and the cumulative buildout development parameters of the MPD are summarized in the
matrix below.
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Babcock MPD
Development Parameters
Size
Land Use Type Unit Year 2021 Buildout
(Short-Term ) Wear 2026
(Cumulative)
Single-Family d.u. 400 980
Multifamily d.u. 0 650
Hotel @ Rooms 0 600
Retail © sq. ft. 100,000 870,000
Office — General ® sq. ft. 0 257,000
Office — Medical © sq. ft. 0 43,000
Park Acres 48 48

Footnote:
(1) For CPA analysis requirement only.
(2) Subject to Charlotte County BROD maximum threshold of 6 million sq. ft. non-residential.

Background Development
The approved BRC DRI - Increment 1 NOPC in Charlotte County has been specifically

included as background development in the analysis. The anticipated BRC DRI development
levels coincident with Phase 1 and Buildout of the Babcock MPD are shown as follow.

BRC DRI - Increment 1 NOPC
Background Development Parameters
Size
i s 3)
Land Use Type Unit Year 2021 Buildout

(Short-Term ") Year 20.26

(Cumulative)
Single-Family d.u. 475 1,200
Multifamily d.u. 200 800
Retail sq. ft. 25,000 50,000
Office — General sq. ft. 62,500 125,000
Civic sq. ft. 15,000 30,000
Park Acres 10 10 %
Elementary School students 175 350 @
Golf Course holes 9 18 ¥

Footnotes:

(1) For CPA analysis requirement only.

(2) Year 2021estimate only - Subject to change reflective of IDO conversion matrix.

(3) Babcock Ranch Community DRI, Increment 1 Notice of Proposed Change
Traffic Study, April 28, 2017 — Updated.




Future Traffic Assumptions

Committed Improvements

Roadway improvements scheduled for construction within the first three years of the Lee
County Capital Improvement Program, the Charlotte County Capital Improvement Program,
and the FDOT Work Program were considered to be committed improvements. For SIS and
other state roadways, the first three years of the FDOT’s five-year work program is considered
to be committed.

The review of the jurisdictional improvement programs indicates that there were no significant
roadway improvements that were considered to be “committed” for construction in the areas of
southeast Charlotte County and northeast Lee County.

Study Area

As a result of the methodology agreement, the study area reflected the Project’s significant
impact of roadway service volume consumption of 5% or more, consistent with DRI
thresholds.

Travel Model

The FDOT - District 1 Regional Planning Model (DIRPM_v1.0.2_Babcock) was utilized to
develop future traffic volumes. The sub-area validation was performed by FDOT/Traf-O-Data
for purposes of this traffic study.

The existing plus committed (E+C) network reflective of year 2018 conditions and the socio-
economic input data coincident with Year 2026 were provided by FDOT as part of the
DIRPM_v1.0.2_Babcock, sub-area validated travel model. The Year 2021 socioeconomic
zonal data was interpolated from the base year 2010 and year 2040 datasets.

Two Lee County traffic analysis zones were utilized to represent the Babcock Ranch
developments in the 2018 E+C Plan Network.

e TAZ #4070 — Babcock Ranch Community DRI (Charlotte County)
e TAZ #3121 — Babcock MPD (Lee County)

Notable adjustments to the network to reflect the MPD TAZs included the inter-connection
between the Lee and Charlotte County via the Babcock Ranch Community DRI (TAZ #4070)
internal road system.

The DIRPM_v1.0.2_Babcock model input and output files are available for download at the
following link: ftp:/ftpfm.dplummer.com/Public/16531 FDOT_Babcock_ CPA_MPD .
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Link and Segment Volumes

A roadway segment is typically comprised of multiple links (nodes and connectors) in the
travel model. The selection of the link volume to represent the roadway segment volume was
determined by the following priority order.

e Link corresponding to the FDOT Count Location
e Link corresponding to a Lee County Permanent Count Station
e Link located nearest to the Project
Therefore, the selected link volumes presented in the roadway segment analysis may differ

from the intersection turn volumes located at either end of that particular roadway segment.

Future Functional Classification

The future roadway area type (i.e., urbanized/transitional/rural) and functional classification
designation for state roads were reflective of FDOT’s 2016 District 1 LOS spreadsheets
(Appendix D).

Traffic Data and Conversion Factors

For future year background (non-Project) traffic, the Peak Season Weekday Average Daily
Traffic (PSWADT) derived by the travel model were converted to Annual Average Daily
Traffic (AADT) using the following Model Output Conversion Factor (MOCF) consistent with
the MOCEF provided by the database from FDOT Florida Traffic Online (2016) (Appendix C).

e Charlotte County (Countywide) — 0.91
o SR31-0.93
o I-75-0.91
e DeSoto County (Rural State Roads) —0.92
e Glades County (Countywide) —0.91
e Lee County (Countywide) — 0.92
o SR31 -093
o SR78 —0.93
o SR 80 (East of I-75) — 0.93
(West of I-75) — 0.96
o I-75-0.91
o US41-0.90

The AADT was then converted to peak hour, peak season, peak direction volumes using the
standard K and D factors reflective of the appropriate FDOT count locations for all state and

Charlotte County facilities.
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For purposes of this supplemental traffic study, the most recent FDOT and Lee County traffic
information were compiled from the following sources.

e FDOT Florida Traffic Online (2016)
e 2017 Lee County Concurrency Report

The reported traffic volumes by roadway segments are documented in Appendix C and
Appendix D.

Furthermore and while the FDOT database indicates the D factor, it did not explicitly indicate
the actual peak direction (i.e., NB, SB, EB or WB) Where available, the FDOT site synopsis or
actual intersection counts were relied on to establish the existing peak direction.

For Lee County roadways, the peak season directional volumes were based on the appropriate
permanent count station (PCS) data provided in the 2016 Lee County Traffic Count Report,
Appendix D.

Future Model Volumes Check

In addition to the sub-area validation of the DIRPM, the model derived traffic volumes
reflective of Year 2021 and Year 2026 socioeconomic data and the 2018 E+C network were
compared with growth trends for state roads. The trends analysis reflective of historic AADT
is provided as part of Appendix C. If the DIRPM derived traffic volumes and resultant
growth rate was the same or higher than the historic AADT growth rate, it was deemed
to have met the “reasonableness” criteria.

In addition to the “reasonable” check performed for growth rates, the model derived volumes
for state roads were further reviewed and adjusted to ensure the following.

e “Future With Project” background traffic volumes are no lower than “Existing”.
e Where applicable, “Future With Project” background traffic volumes are no lower than

“Future Without Project”.

The volume comparisons and adjustments on a segment basis are provided in Appendix O.

Future Conditions Service Volumes (Peak Direction)

The existing service volumes for state roads are established in FDOT’s 2016 District 1 LOS
spreadsheets (Appendix D). The service volumes in the spreadsheets reflect the generalized
service volumes contained in FDOT’s 2013 Quality/Tevel of Service Handbook. The
“Generalized Peak Hour Directional Service Volumes” from Table 7 — Urbanized Areas, Table
8 — Transitional Areas and Table 9 — Rural Developed Areas are referenced in Appendix D.
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Furthermore, it was further clarified by FDOT on March 7, 2017 that the peak hour directional
service volume of the segment of SR 31 from SR 80 to Old Rodeo Road is 924 vph at LOS D
(urban standard), Appendix D.

From the Charlotte County data, the service volumes are expressed as peak hour, two-way. For
conversion to peak direction, the D-factors provided in the FDOT 2013 Quality/Level of
Service Handbook, “Generalized Peak Hour Directional Service Volumes” (Appendix D) were
applied to derive the peak directional service volumes.

Consistent with Lee County requirements, roadway directional service volumes under future
conditions (greater than 5 years) were based on Lee County Generalized Peak Hour Directional
Service Volumes Urbanized Areas (Appendix D). For consistency with the Year 2026
analysis, the Year 2021 traffic analysis also utilized the more conservative generalized service
volumes.

Future Intersection Turn Volumes

Future turn volumes at the intersections under study were developed based on the model
generated turn volumes and the use of the FDOT TURNSS program. The resultant TURNSS
volumes were then further adjusted for reasonableness and checked against available traffic
counts. Where necessary, individual turn movements were further reviewed and adjusted to
ensure the following.

e Where warranted, “Future With Project” background turn volumes are no lower than
“Existing”.

All documentation associated with the development of the intersection turn volumes are
provided in Appendix J and K.

Future Intersection Analysis

Intersection LOS analysis were performed in conjunction with the development of the turn
volumes. The LOS of the overall intersection is reported reflective of HCM and ICU (i.e.,
TWSC intersections) methods. The complete HCM and ICU output are provided for all
intersections (Appendix L).

Future Traffic Conditions Without Project

For purposes of this supplemental traffic study, Future Traffic Conditions Without Project is
not performed. Instead, reference to Future Traffic Conditions Without Project would rely on
the Year 2026 Traffic Conditions Without Project analysis provided in the document, Babcock
Ranch Community DRI, Increment 1, Notice of Proposed Change Traffic Study (April 28,

2017 - Updated).
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As such, the comparison between the “Without” and “With” Project conditions would be
consistent with the same comparison as the traffic assessment between the “Without” and
“With” Project conditions performed for the approved BRC DRI — Increment 1 traffic study.

Year 2021 (Short-Term, 5-Year)

Under the short-term analysis as required by the CPA, the Year 2021 analysis does not
represent a phase of the Project. The purpose of the 5-Year analysis is to establish the short-
term needs of the MPO Long-Range Transportation Plan that were established by the Year
2040 Babcock CPA analysis (Babcock Comprehensive Plan Amendment Traffic Study,
December 5, 2016 — Revised) and by the Year 2026 Babcock MPD analysis (this document).

Road Impact Fee Estimate

Road impact fees were estimated for the Project through Year 2021 and Year 2026
(cumulative) reflective of the Lee County Roads Impact Fee Schedule listed in the current Lee
County Land Development Code (discounted to 45%) and at 100%.

Proportionate Share Calculation

For purposes of this supplemental traffic study, the MPD’s proportionate share estimates were
calculated reflective of the same roadway and intersection improvements as identified in the
BRC DRI — Increment 1 proportionate share estimate. In addition, improvements that were
triggered by the MPD beyond those triggered by the BRC DRI at Year 2026 were identified
and included in the MPD proportionate share calculation.

It should be noted that while the BRC DRI — Increment 1 traffic impacts on the external road
network would be reduced when assessed with the Babcock MPD development (due to
community capture between the DRI and MPD), the approved mitigation plan identified in the
Babcock Ranch Community DRI’s Master Development Order and Incremental Development
Order would remain unchanged.

Under the short-term analysis, the Year 2021 MPD proportionate share calculation assumed the
same roadway and intersection improvements as those identified at buildout in Year 2026,
regardless of whether those improvements are needed at Year 2021. This simplified approach
may lead to higher proportionate share in the short-term but would ensure consistency with the
MPD mitigation plan at buildout.

Documentation and Appendices

The documentation provided in the Appendices section of this document was numbered for
casier reference. A listing of the Appendices is provided at the beginning of the section.
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Future 2021 (Short-Term) Traffic Conditions With Project

This supplemental traffic study assesses the traffic impacts of the proposed Babcock MPD

development, coincident with Year 2021.

Year 2021 SR 31 Segment Volumes

For purposes of this supplemental traffic study, the anticipated Babcock Ranch Community
DRI — Increment 1 in Charlotte County, coincident with Year 2021, is reflected in the overall
background traffic (non-Project). Based on the review of the model derived traffic volumes in
comparison with existing growth trends on state roads, it was apparent that the anticipated
growth in the background traffic within the study area would be sufficiently accounted for by
the approved BRC DRI traffic alone. Nonetheless, the resultant background (Non-Babcock
plus BRC DRI) traffic with the MPD was adjusted, where necessary to ensure that it is no less

than the existing AADT volumes for state roads.

Year 2021 Development Parameters

The proposed Babcock MPD development parameters are as follows.

Babcock MPD
Buildout Development Parameters

Land Use Type Unit Size
Single-Family d.u. 400
Multifamily d.u. 0
Hotel rooms 0
Retail sq. ft. 100,000
Office — General sq. ft. 0
Office — Medical sq. ft. 0
Park Acres 48
Footnote:

(1) Subject to Charlotte County BROD threshold of

6 million sq. ft. for non-residential uses.

Year 2021 Project Trip Generation

The Project’s trip generation was established based on the trip rates from the Institute of
Transportation Engineers (ITE), Trip Generation, 9™ Edition. All trip generation land use

assumptions and calculations are provided in Appendix N.



The resultant Daily and PM peak hour trip generation estimates are presented in Exhibits 5a
(FDOT) and 5b (FDOT), respectively. For convenience, the PM peak hour trip generation is

summarized below.

Babcock MPD
Year 2021 ITE Trip Generation — PM Peak Hour "V
Land Use LUC In Out Total
Single-Family 210 231 135 366
Multifamily 230 0 0 0
Hotel 310 0 0 0
Retail 820 288 311 599
Office — General 710 0 0 0
Office — Medical 720 0 0 0
Park 411 96 72 168
Total 615 518 1,133
Footnotes:

(1) ITE, Trip Generation, 9" Edition.

Year 2021 Internal Capture

The internal trip capture of traditional land use categories within the MPD were estimated
based on the methodology described on ITE, Trip Generation Handbook, 3™ Edition and shown
in Exhibits 5a (FDOT) and 5b (FDOT).

The resultant PM peak hour trip interaction of the land use components within the MPD is

summarized in the matrix below and detailed in Exhibit 5b (FDOT).

The trip interaction between the MPD and the Babcock Ranch Community DRI in Charlotte
County were established by the travel model and summarized in the matrix below. The trip
capture of 56 trips (5% of MPD Total) during the PM peak hour between the MPD and DRI are
identified. Therefore, the remaining 799 (70% of MPD Total) net new external trips are
to/from all other TAZs beyond Babcock Ranch, as distributed and assigned by the DIRPM

travel model.
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Babcock MPD

Year 2021 Development Trip Distribution
PM Peak Hour — Two-way Trips

Babcock Ranch

MPD )
Development Community [T
To / From (Charlotte County)
Trﬁgl 1,133 @ 1,003
(#
Generation (1907 (1007
MPD 258 @ 56 ©
Development (23%) (5%)
. 20 (5) 7 (5)
Retail Pass-by 2%) (1%)
Babcock Ranch 56 © 328 @
Community DRI (5%) (%2‘? )
(Charlotte County) ? e
All g:tgler Exter:jlal 799 © 632 ©
TAZs Beyon &
Babcock Ranch (70%) (62%)
Footnote:
(1) DIRPM TAZ #3121.
(2) DIRPM TAZ #4070.

(3)
€Y

(5)

(6)

Year 2021 Retail

ITE, Trip Generation, 9% Edition.
ITE, Trip Generation Handbook —

An ITE Proposed Recommended Practice, 3" Edition.

Retail pass-by trips less than standard ITE pass-by rates and
less than 10% of passing traffic on SR 31,
DIRPM travel model derived.

Pass-by Trips

A modest pass-by trip deduction of 20 pm peak hour external trips was assumed for the retail
component of the MPD. The retail pass-by traffic assumed is less than 10% of the passing

traffic on SR 31.

A modest 20 retail pass-by trips during the pm peak hour was assumed for the MPD at Year

2021.

Year 2021 Net New External Trips

The Project is estimated to generate 855 net new external trips (or 75% of total) during the PM
peak hour as summarized below.
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Babcock MPD
Year 2021 Trip Generation — PM Peak Hour
Trip Type In Out Total
Total ¥ 615 518 1,133
Internal © 129 129 258
External @ 486 389 875
Pass-by ¥ 10 10 20
Net New © 476 379 855
Footnotes:

(1) ITE, Trip Generation, 9" Edition.

(2) Internal captured trips within MPD,
(3) Project trips beyond MPD boundaries.
(4) Retail Pass-by Trips, if applicable.

(5) External trip assignment.

Year 2021 Model - Project TAZs

Project TAZ #3121 was assigned to represent Babcock MPD in the D1RPM travel model. The
MPD development parameters were entered into the DIRPM model in standard ZONEDATA
format. The DIRPM model was then run and adjustments made to the model derived daily trip
generation using the SPECGEN parameters for the Project TAZs. The model was then rerun
and the SPECGEN person trip generation readjusted in an iterative process until the model
derived BRC cumulative daily trip generation to be within five percent (5%) of the ITE daily
net trip estimate.

The replication of the ITE daily trip loading in the year 2021 travel model for the Babcock
MPD was within 4% (317 external daily trips) as summarized below.

Babcock MPD
Year 2021 Project TAZ Trip Loading Comparison
External Daily Trips
ITE — Project Net New External Trips 7,966
Project TAZs Trip Loading 8,283
Model Trip Difference from ITE 317
Model Trip % Difference from ITE 4.0%

Footnote:
(1) FSUTMS TAZ #3121.

Year 2021 Segment Analysis With Project
Under future conditions “With” the Project, the segment analysis coincident with Year 2021 is

presented Exhibits 6b (FDOT). As shown, all components of the segment analysis is provided
including background (All Other plus BRC DRI) traffic, Project (MPD) traffic, significant and
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adverse impacts, services volumes, LOS and recommended number of lanes to maintain LOS

standard.

Year 2021 Project Trip Distribution/Assignment

The Project Trip Distribution and Assignment based on the DIRPM model is summarized as
follows. The PM peak hour trip distribution at the Project access points are included as part of

Appendix K.
Babcock MPD
Year 2021 Project Trip Distribution/Assignment

Direction Percent
North 15%

Southeast 25%

Southwest 55%
West 5%
Total 100%

Year 2021 Project Significant Impact

The Project’s net new external trips as a percentage of service volume consumption are
identified in Exhibit 6b (FDOT). The Project is deemed to have significant impact on a
roadway segment if the Project’s consumption of the roadway service volume is five percent
(5%) or greater. Therefore, Babcock MPD is expected to have significant impact on the

following state roads as summarized below.

Babcock MPD
Year 2021 Project Significant Impact
Roadway From To
Bayshore Road (SR 78) I-75 Nalle Rd.
Nalle Rd. Palm Creek Dr.
Palm Creek Dr. SR 31
SR 31 SR 80 Bayshore Rd. (SR 78)
Bayshore Rd. (SR 78) Old Rodeo Dr.
Old Rodeo Dr., North River Rd.
North River Rd. Lee/Charlotte Co. Line
SR 80 I-75 SR 31
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Year 2021 Project Significant and Adverse Impact

As presented in Exhibit 6b (FDOT), Babcock MPD is expected to have significant and adverse

impact on the following state roads.

Babcock MPD
Year 2021 Project Significant and Adverse Impact
Roadway From To
SR 31 Bayshore Rd. (SR 78) Old Rodeo Dr.
Old Rodeo Dr, North River Rd.

As identified in Exhibits 6b (FDOT), the future roadway levels of service were determined
based on current area (i.e., urbanized/transitional/rural) designation and generalized service

volumes.

Year 2021 Syncho Arterial Analysis

The detailed arterial analysis was performed on SR 31. The arterial analysis was performed
using Syncrho that takes into consideration of the future intersection improvements and signal
timing along the SR 31 corridor. (Please refer to the intersection LOS analysis in the next
section of this document).

The results of the Synchro arterial analysis for SR 31 are summarized below and included in

Appendix P.
Babcock MPD — Year 2021
Synchro Arterial Level of Service
Roadway | From To Northbound Southbound
SR 31 Charlotte County Line Busbee Ln. (MPD-N) A A
Busbee Ln, (MPD-N) Fox Hill Rd. (MPD-M) A A
Fox Hill Rd. (MPD-M) | Shirley Ln. (MPD-S) A A
Shirley Ln, (MPD-S) North River Rd. ¢ C
North River Rd. Bayshore Rd. (SR 78) A B
Overall A A

The Synchro arterial analysis indicates that all segments of SR 31 (including overall segment
LOS) are expected operate within FDOT LOS standards with the existing two-lanes, coincident
with the Year 2021.
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The Synchro input and output files are available for download at the following link:
ftp://ftpfm.dplummer.com/Public/16531 FDOT_Babcock_CPA_MPD .

Year 2021 Intersection Volumes With Project

The turning movement volumes at the intersections under study are presented in Appendix F,
Appendix J and Appendix K, coincident with Year 2021.

2021 Intersection LOS With Project

The operation of the intersections were evaluated based on methodologies from the Highway
Capacity Manual, 6" Edition (HCM) using the Synchro_9 software. For unsignalized
intersections (i.e., TWSC), the Intersection Capacity Utilization (ICU) LOS from Synchro_9 is
reported to provide the LOS of the overall operations of the intersection. The complete HCM
and ICU analysis and output are included in Appendix L.

The resultant intersection LOS “With” the Project, under PM peak hour, peak season conditions,
is summarized below.

Babcock MPD
Year 2021 Traffic Conditions With Project
Intersection Level of Service
LOS
R;f' g/la‘]or Minor Street With
treet Needed
Improvements
18 SR 31 | SR 78 (Bayshore Rd.) p %
19 SR 31 North River Rd. (CR 78) B2
Shirley Lane/
25 SR31 |Babcock MPD  South B (¥
Access
Fox Hill Road/
26 SR31 |Babcock MPD Middle AGH
Access
Busbee Lane/
27 SR31 |Babcock MPD  North B4
Access

Footnotes:

(1) Signalized Intersection — HCM Overall interscction LOS reported.
(2) Potential Mitigation.

(3) Potential Site-related Improvement,

(4) Unsignalized Intersection — Overall Intersection ICU LOS reported.
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Year 2021 Recommended Improvements

Roadways

No roadway widening improvement needs have been identified coincident with the short-term,

Year 2021.

The recommended roadway improvements to accommodate future Babcock MPD and area-wide
traffic coincident with horizon year 2026 is summarized as follows.

Babcock MPD
Year 2021 Recommended Improvements
Roadways
Roadway From To Recommended
Improvement
Widen from 4L to 6L
SR 78 Hart Rd. Slater Rd. Consistent with MPO LRTP
Traffic Monitoring
Widen from 2L to 4L
=8 Nele R, Traffic Monitoring
Footnote:

(1) Subject to detailed arterial analysis and traffic monitoring.

SR 78 from Hart Road to SR 31

The anticipated need for the widening of some segments of SR 78 from Hart Road to SR
31 is based on assessment using generalized service volumes. The actual need and
timing of the improvement is subject to detailed arterial analysis and traffic monitoring.

SR 31 from SR 80 to Charlotte County Line

The anticipated need for the widening of some segments of SR 31 from SR 80 to the
Charlotte County Line from two to four lanes is consistent with the Lee County MPO
Long-Range Transportation Plan.

The SR 31 PD&E Study from SR 80 to SR 78, the SR 31 SEIR (South) between SR 78 to
North River Road (CR 78) and the SR 31 SEIR (North) from North River Road (CR 78)
to the Babcock Ranch Community DRI North Entrance(s) (Charlotte County) are
underway and conducted by FDOT.
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Intersections

The recommended intersection improvements to accommodate future Babcock MPD traffic and
area-wide traffic coincident with horizon year 2021 is summarized as follows.

Babcock MPD
Year 2021 Recommended Improvements with Project
Intersections
Ref. # Major Street Minor Street Description
I-75
o pRTE East Ramp
I-75
11b SR 80 Bast Ramp
12 SR 80 Orange River Boulevard

Add NB — Turn Lane
Channelize NB — RT Lane
Add SB — Left-Turn Lane
Channelize SB — RT Lane
13 SR 80 SR 31 Add EB - Left-Turn Lane

Add EB — Thru Lane
Add WB — Left-Turn Lane

Signal Retiming
Traffic Monitoring

14 SR 80 Davis Avenue Add EB — Thru Lane

Add NB — Right-Turn Lane
15 SR 80 Tropic Avenue Add SB — Right-Turn Lane
Add EB — Thru Lane

17 SR 80 Buckingham Road

Add NB - Thru Lane
Add SB — Thru Lane
Signal Retiming
Traffic Monitoring

18 SR 31 SR 78

Add NB — Thru Lane
Add SB — Thru Lane
Add SB — Right-Turn Lane
Add EB — Left-Turn Lane
Add EB — Right-Turn Lane
Add WB — Left-Turn Lane
Add WB — Right-Turn Lane
Signalization,
if and when warranted
Traffic Monitoring
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Babcock MPD

Year 2021 Recommended Improvements with Project

Intersections (Continued)

Ref. #

Major Street

Minor Street

Description

25

SR 31

Shirley Lane/
Babcock MPD South
Access

Add NB — Left-Turn Lane
Add NB — Two Thru Lanes
Add NB — Right-Turn Lane

Add SB - Left-Turn Lane

Add SB — Thru Lane
Add SB — Right-Turn Lane
Add EB — Left-Turn Lane
Configure EB — Thru/RT Lane

Add WB — Dual Left-Turn Lane
Add WB - Thru/Right-Turn Lane

Signalization, if and when

warranted
Traffic Monitoring

26

SR 31

Fox Hill Road/
Babcock MPD Middle
Access

Add NB — Left-Turn Lane
Add NB - Thru Lane
Add NB — Right-Turn Lane
Add SB — Left-Turn Lane
Add SB — Thru Lane
Add SB - Right-Turn Lane
Add EB — Left-Turn Lane
Configure EB — Thru/RT Lane
Add WB — Dual Left-Turn Lane
Add WB - Thru/Right-Turn Lane
Signalization, if and when
warranted
Traffic Monitoring

27

SR 31

Busbee Lane/
Babcock MPD North
Access

Add NB — Left-Turn Lane
Add NB - Thru Lane
Add NB — Right-Turn Lane
Add SB — Left-Turn Lane
Add SB — Thru Lane
Add SB — Right-Turn Lane
Add EB - Left-Turn Lane
Configure EB — Thru/RT Lane
Add WB — Left-Turn Lane
Add WB - Thru/Right-Turn Lane
Signalization, if and when
warranted
Traffic Monitoring
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Year 2021 - Road Impact Fee Estimate

In accordance with the Roads Impact Fee Schedule contained in the current Lee County LDC,
the MPD is estimated to generate between $1.5 Million to $3.4 Million through to Year 2021,

Exhibit 7a (FDOT).

Year 2021 —

Babcock MPD
Road Impact Fee Estimate

At 45%
Discount

$1.5 Million

At 100%

$3.4 Million

Year 2021 — Proportionate Share Estimate

Based on the same methodology and FDOT improvement cost assumptions of the BRC DRI —
Increment 1, the MPD proportionate share estimate through to Year 2021 is summarized below
and presented in Exhibits 7b (FDOT) and 7¢ (FDOT).

Babcock MPD

Year 2021 - Proportionate Share Estimate

Roadways

$0.8 Million

Intersections

$3.4 Million

Total

$4.2 Million

Year 2021 — Traffic Mitigation Plan

Babcock MPD is expected to mitigate its traffic impacts through: 1) Payment of roads impact
fees; and/or 2) Participate in the payment of proportionate share; and 3) Provide for site-related

improvements.
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Future 2026 (Buildout) Traffic Conditions With Project

This supplemental traffic study assesses the traffic impacts of the proposed Babcock MPD

development, coincident with Year 2026.

Year 2021 SR 31 Segment Volumes

For purposes of this supplemental traffic study, the anticipated Babcock Ranch Community
DRI — Increment 1 in Charlotte County, coincident with Year 2026, is reflected in the overall
background traffic (non-Project). Based on the review of the model derived traffic volumes in
comparison with existing growth trends on state roads, it was apparent that the anticipated
growth in the background traffic within the study area would be sufficiently accounted for by
the approved BRC DRI traffic alone. Nonetheless, the resultant background (Non-Babcock
plus BRC DRI) traffic with the MPD was adjusted, where necessary to ensure that it is no less
than the existing AADT volumes for state roads.

Year 2026 Development Parameters

The proposed Babcock MPD development parameters are as follows.

Babcock MPD
Buildout Development Parameters

Land Use Type Unit Size "V
Single-Family d.u. 980
Multifamily d.u. 650
Hote] rooms 600
Retail sq. ft. 870,000
Office — General ‘¥ sq. ft. 257,000
Office — Medical sq. ft. 43,000
Park acres 48
Footnote:

(1) Subject to Charlotte County BROD threshold of
6 million sq. ft. non-residential.

Year 2026 Project Trip Generation

The Project’s trip generation was established based on the trip rates from the Institute of
Transportation Engineers (ITE), Trip Generation, 9" Edition. All trip generation land use

assumptions and calculations are provided in Appendix N.
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The resultant Daily and PM peak hour trip generation estimates are presented in Exhibits 8a
(FDOT) and 8b (FDOT), respectively. For convenience, the PM peak hour trip generation is

summarized below.

Babcock MPD
Year 2026 ITE Trip Generation — PM Peak Hour "
Land Use LUC In Out Total
Single-Family 210 517 303 820
Multifamily 230 187 92 279
Hotel 310 206 214 420
Retail 820 1,225 1,328 2,553
Office — General 710 62 304 366
Office — Medical 720 38 98 136
Park 411 96 72 168
Total 2,331 2,411 4,742
Footnotes:

(1) ITE, Trip Generation, o™ Edition.

Year 2026 Internal Capture

The internal trip capture of traditional land use categories within the MPD were estimated
based on the methodology described on ITE, Trip Generation Handbook, 3™ Edition and shown

in Exhibit 8a (FDOT) and Exhibit 8b (FDOT).

The resultant PM peak hour trip interaction of the land use components within the MPD is

summarized in the matrix below and detailed in Exhibit 8b (FDOT).

The trip interaction between the MPD and the Babcock Ranch Community DRI in Charlotte
County were established by the travel model and summarized in the matrix below. The trip
capture of 393 trips (9% of MPD Total) during the PM peak hour between the MPD and DRI
are identified. Therefore, the remaining 2861 (60% of MPD Total) net new external trips are
to/from all other TAZs beyond Babcock Ranch, as distributed and assigned by the DIRPM

travel model.
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Babcock MPD

Year 2026 Development Trip Distribution
PM Peak Hour — Two-way Trips

MPD

Babcock Ranch @

Development ((jj ommunity DRI
To / From (Charlotte County)
”FT?E;I 4742 @ 2,086 @
Generation (100%) (H007E)
MPD 1,410% 393 ©
Development (30%) (19%)
. 78 © 119
Retail Pass-by (< 2%) (< 1%)
Babcock Ranch 393 © 508 @
Community DRI (9%) (29%)
{Charlotte County) ° ’
All Other External 2,861 © 1,084 ©
TAZs Beyond (60%) (52%)
Babcock Ranch
Footnote:

(1
(2)
3
(C]

(5)

(6

DIRPM TAZ #3121,
DIRPM TAZ #4070,

ITE, Trip Generation, 9" Edition.
ITE, Trip Generation Handbook —

An ITE Proposed Recommended Practice, 3 Edition.

Retail pass-by trips less than standard ITE pass-by rates and
less than 10% of passing traffic on SR 31.
DIRPM travel model derived.

Year 2026 Retail Pass-by Trips

A modest pass-by trip deduction of 78 external trips was assumed for the retail component of
the MPD. The retail pass-by traffic assumed is less than 10% of the passing traffic on SR 31.

Year 2026 Net New External Trips

The Project is estimated to generate 3,254 net new external trips (69% of total) during the PM
peak hour as summarized below.
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Babcock MPD
Year 2026 Trip Generation — PM Peak Hour
Trip Type In Out Total
Total 2,331 2,411 4,742
Internal ¥ 705 705 1,410
External @ 1,626 1,706 3,332
Pass-by @ 39 39 78
Net New © 1,587 1,667 3,254
Footnotes:

(1) ITE, Trip Generation, 9" Edition.

(2) Internal captured trips within MPD.
(3) Project trips beyond MPD boundaries.
(4) Retail Pass-by Trips.

(5) External trip assignment.

Year 2026 Model - Project TAZs

Project TAZ #3121 was assigned to represent Babcock MPD in the DIRPM travel model. The
MPD development parameters were entered into the D1IRPM model in standard ZONEDATA
format. The DIRPM model was then run and adjustments made to the model derived daily trip
generation using the SPECGEN parameters for the Project TAZs. The model was then rerun
and the SPECGEN person trip generation readjusted in an iterative process until the model
derived BRC cumulative daily trip generation was within five percent (5%) of the ITE daily net
trip estimate.

The replication of the ITE daily trip loading in the travel model for the Project was within one
percent (1%) or 63 external daily trips as summarized below.

Babcock MPD
Year 2026 Project TAZ Trip Loading Comparison
External Daily Trips

ITE — Project Net New External Trips 36,249
Project TAZs Trip Loading ™ 36,312
Model Trip Difference from ITE 63
Model Trip % Difference from ITE 0.17%
Footnote:

(1) FSUTMS TAZ #3121.

Year 2026 Segment Analvsis With Project

Under future conditions “With” the Project, the segment analysis coincident with Year 2026 is
presented Exhibits 9b (FDOT). As shown, all components of the segment analysis is provided
including background (All Other plus BRC DRI) traffic, Project (MPD) traffic, significant and
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adverse impacts, services volumes, LOS and recommended number of lanes to maintain LOS

standard.

Year 2026 Project Trip Distribution/Assignment

The Project Trip Distribution and Assignment based on the DIRPM model is summarized as
follows. The PM peak hour trip distribution at the Project access points are included as part of

Appendix K.
Babcock MPD
Year 2026 Project Trip Distribution/Assignment

Direction Percent
North 20%

Southeast 23%

Southwest 55%
West 2%
Total 100%

Year 2026 Project Significant Impact

The Project’s net new external trips as a percentage of service volume consumption are
identified in Exhibit 9b (FDOT). The Project is deemed to have significant impact on a
roadway segment if the Project’s consumption of the roadway service volume is five percent
(5%) or greater. Therefore, Babcock MPD is expected to have significant impact on the

following state roads as summarized below.

Babcock MPD
Year 2026 Project Significant Impact
Roadway From To
Bayshore Road (SR 78) Business 41 Hart Rd.
Hart Rd. Slater Rd.
Slater Rd. I-75
1-75 Nalle Rd.
Nalle Rd. Palm Creek Dr.
Palm Creek Dr. SR 31
SR 31 SR 80 Bayshore Rd. (SR 78)
Bayshore Rd. (SR 78) Old Rodeo Dr.
Old Rodeo Dr. North River Road
North River Road Lee/Charlotte Co. Line
SR 80 I-75 SR 31
SR 31 Buckingham Rd.
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Year 2026 Project Significant and Adverse Impact

As presented in Exhibit 9b (FDOT), Babcock MPD is expected to have significant and adverse
impact on the following state roads.

Babcock MPD
Year 2026 Project Significant and Adverse Impact

Roadway From To
SR 78 Business 41 Hart Rd. "

Hart Rd. Slater Rd.

[-75 Nalle Rd.

Nalle Rd. Palm Creek Dr.
SR 31 SR 80 Bayshore Rd. (SR 78)

Bayshore Rd. (SR 78) Old Rodeo Dr.

Old Rodeo Dr. North River Rd.

North River Rd. Lee/Charlotte Co. Line

Footnote:

(1) Transportation Deficient per Chapter 168.3180, F.S.

As identified in Exhibits 9b (FDOT), the future roadway levels of service were determined
based on current area (i.e., urbanized/transitional/rural) designation and generalized service

volumes.

Year 2026 Syncho Arterial Analysis

The detailed arterial analysis was performed on SR 31. The arterial analysis was performed
using Syncrho that takes into consideration of the future intersection improvements and signal
timing along the SR 31 corridor. (Please refer to the intersection LOS analysis in the next

section of this document).

The results of the Synchro arterial analysis for SR 31 are summarized below and included in

Appendix P.
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Babcock MPD - Year 2026
Synchro Arterial Level of Service
Roadway | From To Northbound Southbound
SR 31 Charlotte County Line Busbee Ln. (MPD-N) B A
Busbee Ln. (MPD-N) Fox Hill Rd. (MPD-M) B B
Fox Hill Rd. (MPD-M) | Shirley Ln, (MPD-S) B B
Shirley Ln. (MPD-S) North River Rd. C B
North River Rd. Bayshore Rd. (SR 78) A C
Bayshore Rd. (SR 78) SR 80 C C
Overall B A

The Synchro arterial analysis indicates that all segments of SR 31 (including overall segment
LOS) are expected operate within FDOT LOS standards with the existing two-lanes, coincident
with the Year 2021.

The Synchro input and output files are available for download at the following link:
ftp:/ftpfm.dplummer.com/Public/16531 FDOT Babcock CPA MPD .

Year 2026 Intersection Volumes With Project

The turning movement volumes at the intersections under study are presented in Appendix F,
Appendix J and Appendix K, coincident with Year 2026.

Year 2026 Intersection LOS With Project

The operation of the intersections were evaluated based on methodologies from the Highway
Capacity Manual, 6™ Edition (HCM) using the Synchro_ 9 software. For unsignalized
intersections (i.e., TWSC), the Intersection Capacity Utilization (ICU) LOS from Synchro_9 is
reported to provide the LOS of the overall operations of the intersection. The complete HCM
and ICU analysis and output are included in Appendix L.

The resultant intersection LOS “With” the Project, under PM peak hour, peak season conditions,
is summarized below.
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Babcock MPD

Year 2026 Traffic Conditions With Project

Intersection Level of Service

(1) Signalized Intersection — HCM Overall intersection LOS reported.
(2) Potential Mitigation.
(3) Potential Site-related Improvement.

(4) Unsignalized Intersection — Overall Intersection ICU LOS reported.
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Major , LOS
Rekik Street | Minor Street With Recommended
Improvements
4a SR 78 [-75 West Ramp AWM
4b SR 78 I-75 East Ramp Dw
11a SR 80 [-75 West Ramp cwm
11b SR 80 1-75 East Ramp D®
12 SR 80 Orange River Blvd. g
13 SR 80 SR 31 D 02
14 SR &0 Davis Blvd. B (42
15 SR 80 Tropic Blvd. c 42
17 SR 80 Buckingham Rd. cw
18 SR 31 SR 78 (Bayshore Rd.) Bt
19 SR 31 North River Rd. (CR 78) o4a
Gl mieal Babcoclf}ﬁ%’%/ ggﬁf}i Access ce?
26 SR 31 Babcoaiﬁg)lﬁggi Access ACY
~ . Babcocflgfltl;%: ;?)T'ti’ Access ct?
Footnotes:



Year 2026 Recommended Improvements

Roadways

The recommended roadway improvements to accommodate future Babcock MPD and area-wide
traffic coincident with horizon year 2026 is summarized as follows.

Babcock MPD
Year 2026 Recommended Improvements
Roadways
Roadway From To RecommEnded
Improvement
Widen from 4L to 61,
SR 78 Hart Rd. Slater Rd. Consistent with MPO LRTP
Traffic Monitoring
Widen from 2L to 4L
5 Nalle Rd. Traffic Monitoring

Footnote:

(1) Subject to detailed arterial analysis and traffic monitoring.

SR 78 from Hart Road to SR 31

The anticipated need for the widening of some segments of SR 78 from Hart Road to SR
31 is based on assessment using generalized service volumes. The actual need and
timing of the improvement is subject to detailed arterial analysis and traffic monitoring,

SR 31 from SR 80 to Charlotte County Line

The anticipated need for the widening of some segments of SR 31 from SR 80 to the
Charlotte County Line from two to four lanes is consistent with the Lee County MPO
Long-Range Transportation Plan.

The SR 31 PD&E Study from SR 80 to SR 78, the SR 31 SEIR (South) between SR 78 to
North River Road (CR 78) and the SR 31 SEIR (North) from North River Road (CR 78)
to the Babcock Ranch Community DRI North Entrance(s) (Charlotte County) are
underway and conducted by FDOT.
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Intersections

The recommended intersection improvements to accommodate future Babcock MPD traffic and
area-wide traffic coincident with horizon year 2026 is summarized as follows.

. Babcock MPD
Year 2026 Recommended Improvements with Project
Intersections
Ref. # Major Street Minor Street Description
I-75
4b SR78 East Ramp
I-75
11b SR 80 Bast Rami
12 SR 80 Orange River Boulevard

Add NB — Turn Lane
Channelize NB — RT Lane
Add SB — Left-Turn Lane
Channelize SB — RT Lane
13 SR 80 SR 31 Add EB — Left-Turn Lane

Add EB — Thru Lane
Add WB — Left-Turn Lane

Signal Retiming
Traffic Monitoring

14 SR 80 Davis Avenue Add EB — Thru Lane

Add NB — Right-Turn Lane
15 SR 80 Tropic Avenue Add SB — Right-Turn Lane
Add EB - Thru Lane

17 SR 80 Buckingham Road

Add NB — Thru Lane
Add SB — Thru Lane
Signal Retiming
Traffic Monitoring

18 SR 31 SR 78

Add NB — Thru Lane
Add SB — Thru Lane
Add SB — Right-Turn Lane
Add EB — Left-Turn Lane
Add EB — Right-Turn Lane
Add WB — Left-Turn Lane
Add WB — Right-Turn Lane
Signalization,
if and when warranted
Traffic Monitoring
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Babcock MPD

Year 2026 Recommended Improvements with Project

Intersections (Continued)

Ref. #

Major Street

Minor Street

Description
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SR 31

Shirley Lane/
Babcock MPD South
Access

Add NB — Left-Turn Lane
Add NB — Two Thru Lanes
Add NB — Right-Turn Lane

Add SB — Left-Turn Lane

Add SB — Thru Lane
Add SB — Right-Turn Lane
Add EB - Left-Turn Lane
Configure EB — Thr/RT Lane

Add WB — Dual Left-Turn Lane
Add WB - Thru/Right-Turn Lane

Signalization, if and when

warranted
Traffic Monitoring
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SR 31

Fox Hill Road/
Babcock MPD Middle
Access

Add NB — Left-Turn Lane
Add NB — Thru Lane
Add NB — Right-Turn Lane
Add SB — Left-Turn Lane
Add SB — Thru Lane
Add SB — Right-Turn Lane
Add EB - Left-Turn Lane
Configure EB — Thru/RT Lane
Add WB - Dual Left-Turn Lane
Add WB - Thru/Right-Turn Lane
Signalization, if and when
warranted
Traftic Monitoring
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SR 31

Busbee Lane/
Babcock MPD North
Access

Add NB — Left-Turn Lane
Add NB — Thru Lane
Add NB — Right-Turn Lane
Add SB — Left-Turn Lane
Add SB — Thru Lane
Add SB — Right-Turn Tane
Add EB — Left-Turn Lane
Configure EB — Thru/RT Lane
Add WB - Left-Turn Lane
Add WB - Thru/Right-Turn Lane
Signalization, if and when
warranted
Traffic Monitoring
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Year 2026 - Road Impact Fee Estimate

In accordance with the Roads Impact Fee Schedule contained in the current Lee County LDC,
the MPD is estimated to generate between $1.5 Million to $3.4 Million through to Year 2026,

Exhibit 10a (FDOT).

Babcock

MPD

Year 2026 — Road Impact Fee Estimate

At 45%
Discount

$8.9 Million

At 100%

$19.7 Million

Year 2026 — Proportionate Share Estimate

Based on the same methodology and FDOT improvement cost assumptions of the BRC DRI —
Increment 1, the MPD proportionate share estimate through to Year 2026 is summarized below
and presented in Exhibits 10b (FDOT) and 10c (FDOT).

Babcock

MPD

Year 2026 — Proportionate Share Estimate

Roadways

$2.5 Million

Intersections

$5.7 Million

Total

$8.2 Million

Traffic Mitigation — Year 2026

Babcock MPD is expected to mitigate its traffic impacts through: 1) Payment of roads impact
fees; and/or 2) Participate in the payment of proportionate share; and 3) Provide for site-related

improvements.
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