
Via E-Mail September 25, 2019 

Ray Eubanks, Plan Processing Administrator 
State Land Planning Agency 
Caldwell Building 
107 East Madison – MSC 160 
Tallahassee, FL  32399-0800 

Re: Amendment to the Lee Plan 
September 18, 2019 Transmittal Hearing 
CPA2018-10012 & CPA2018-10013 

Dear Mr. Eubanks: 

In accordance with the provisions of F.S. Chapter 163, please find attached the 
proposed Comprehensive Plan Amendments, known locally as CPA2018-10012 & 
CPA2018-10013 (Vintage Commerce Center). The proposed amendments are 
being submitted through the expedited state review process as described in 
Chapter 163.3184.  The amendments are as follows: 

CPA2018-10012: Amend Table 1(b) 2030 population allocation to 
accommodate residential development on the subject property. 

CPA2018-10013: Amend the Future Land Use Map designation on ±33.95 
acres from Industrial Commercial Interchange to General Interchange. 

The Local Planning Agency held a public hearing for these plan amendments on 
August 26, 2019.  The Board of County Commissioners voted to transmit the 
amendments on September 18, 2019. The proposed amendments are not 
applicable to an area of critical state concern. The Board of County Commissioners 
stated their intent to hold an adoption hearing following the receipt of the review 
agencies’ comments. 

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

Mr. Brandon Dunn, Principal Planner 
Lee County Planning Section 
P.O. Box 398 
Fort Myers, Florida 33902-0398 
(239) 533-8585
Email: bdunn@leegov.com

BOARD OF COUNTY COMMISSIONERS 

John Manning 
District  One 

Cecil L Pendergrass 
District  Two 

Ray Sandelli 
District  Three 

Brian Hamman 
District  Four 

Frank Mann 
District  Five 

Roger Desjarlais 
County  Manager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
Hearing Examiner 

#~eeCounty !!J. 0outhwest ~forila 



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

Sincerely, 
Lee County Department of Community Development 
Planning Section 

Mikki Rozdolski 
Manager, Community Development Operations 

All documents and reports attendant to this transmittal are also being sent by copy of 
this cover in an electronic format to: 

Comprehensive Plan Review 
Department of Agriculture and Consumer Services 

Mark Weigly 
Department of Education 

Plan Review 
Department of Environmental Protection 

Robin Jackson 
Florida Department of State 

Scott Sanders 
Florida Fish and Wildlife Conservation Commission 

Sarah Catala 
FDOT District One 

Margaret Wuerstle 
Southwest Florida Regional Planning Council 

Terry Manning, AICP, Senior Planner, Intergovernmental Coordination Section 
South Florida Water Management District 







 
 

 

STAFF REPORT FOR 
CPA2018-10012 and CPA2018-10013: 
Vintage Commerce Center           
Privately Initiated Map and Text Amendments to the Lee Plan 
 

 
 

Applicant: 
CLE FL RE Investment I, LLC 
 
Representative: 
D. Wayne Arnold, AICP  
Q. Grady Minor & Associates, 
P.A. 
 
Property Location: 
Northeast corner of Alico Rd &  
Three Oaks Pkwy 
 
Size: 
± 33.95 acres 
 
Planning Community: 
Gateway/Airport 
 
Commissioner District:   
District #2 
 
Attachments: 
Existing Future Land Use Map 
Proposed Future Land Use Map 
Table 1(b) 
 
Hearing Dates: 
LPA:    8/26/2019 
BOCC: 9/18/2019 
 
 
 
 
 
 

REQUEST 
• Amend the Future Land Use Map designation on ±33.95 acres from Industrial 

Commercial Interchange to General Interchange. 
• Amend Table 1(b) 2030 population allocation to accommodate residential 

development on the subject property. 
 
SUMMARY 
The requested amendments would allow a mix of residential, commercial and light 
industrial uses on the subject property. The existing and proposed future land use 
categories are similar except that the current designation does not allow residential.  
 
PROJECT LOCATION 
The subject property is located on the northeast corner of Alico Road and Three Oaks 
Parkway, and is immediately west of I-75. 
 

FIGURE A:  AERIAL LOCATION MAP  

 
 
RECOMMENDATION 
Staff recommends that the Board of County Commissioners transmit the requested 
amendments based on the analysis and findings provided in this staff report.  

CPA2018-10013 
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 PART 1 
CONCURRENT APPLICATION REVIEW 

 
The applicant has filed a companion rezoning application (DCI2018-10022) that is being reviewed 
concurrently with this plan amendment application.  The applicant is seeking to rezone the property to a 
Commercial Planned Development (CPD) to allow residential and commercial uses, including a hotel.  
 
Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local government 
shall consider an application for zoning changes that would be required to properly enact any proposed 
plan amendment transmitted pursuant to this subsection.” This requires Lee County provide a 
concurrent review of the rezoning request.  
 

PART 2 
PROPERTY INFORMATION 

 
Subject Property 
The subject property is located on the north side of Alico Road, immediately west of Interstate I-75 and 
east of Three Oaks Parkway.  It is currently zoned CPD for 300,000 square feet of commercial retail and 
office uses (Zoning Resolution Z-05-019). 
  
The ±33.95 acre subject property is located in the Gateway/Airport Planning Community and is currently 
designated as Industrial Commercial Interchange on the Future Land Use map (see Attachment 1, Page 
1).   
 
Gateway/Airport:  The Gateway/Airport Planning Community has three components.  The subject 
property is within the area anticipated to develop with hi-tech/clean industry businesses spurred by its 
proximity to the Southwest Florida International Airport (SWFIA) and Florida Gulf Coast University 
(FGCU). 
 
Industrial Commercial Interchange Future Land Use Category:  The subject property is designated as 
Industrial Commercial Interchange on the Future Land Use Map and has been since 1990. The Industrial 
Commercial Interchange future land use category, as provided in Policy 1.3.4 below, is limited to 
commercial and light industrial uses. No residential uses are allowed.  
 

POLICY 1.3.4: The Industrial Commercial Interchange areas are designated to permit a mixture of 
light industrial and/or commercial uses. This category does not permit heavy industrial uses. Within 
areas expanded beyond the existing Industrial Commercial Interchange boundaries (on January 1, 
2007), retail commercial uses will be limited to 20% of the total floor area and light industrial uses 
will be a minimum of 50% of the total floor area. (Ordinance No. 07-10)  

 
Surrounding Properties 
The surrounding properties to the north, northwest, west, and east are predominantly within the 
Industrial Commercial Interchange future land use category and are zoned CPD, Mixed Use Planned 
Development (MPD), and Agriculture (AG-2). The properties south of Alico Road, located within the San 
Carlos Planning Community, have a future land use designation of Urban Community with CPD and 
Residential Planned Development (RPD) zoning.  More detailed information on the surrounding 
properties is provided below in Table 1 and locations are shown on Figure B.   
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TABLE 1:  SURROUNDING PROPERTIES INFORMATION 

 Future Land Use Zoning Existing Use 

North 
Industrial Commercial 
Interchange; Industrial 

Development 

Alico Crossroads Center CPD - 
Approved for 351,000 SF 

commercial & 125 hotel rooms 
Grazing lands 

Northwest 
Industrial Commercial 
Interchange; Industrial 

Development 
AG-2 Grazing lands 

West 
Industrial Commercial 
Interchange; Industrial 

Development 

Three Oaks Marketplace MPD - 
Approved for 400,000 SF of 

industrial & commercial uses and 
130 hotel rooms 

Grazing lands; 
industrial uses 

Southwest Urban Community 
(6 units/acre*) 

Three Oaks 106 RPD - 
Approved for 400 units 

 

Alico Road; Westbrook 
residential subdivision 

under construction 

South 
Urban Community 

(6 units/acre*) 
 

CPD portion of Alico Interstate 
Park RPD/CPD DRI - Approved for 
a maximum of 992 dwelling units, 

400 hotel rooms, 2,042,000 SF 
commercial retail & office uses 

Alico Road; 
Undeveloped 

Southeast University Village 
Interchange 

University Plaza CPD - 
Approved for 300,000 SF 

commercial & 180 hotel rooms 

Alico Road; I-75; 
University Plaza CPD - 
commercial retail  and 

hotel uses 

East Industrial Commercial 
Interchange 

Alico Road Billboard CPD; Airport 
Interchange South CPD - 
Approved for 310,000 SF 

commercial & 172 hotel rooms 

I-75 Exit Ramp; I-75; 
Airport Interchange 

South CPD - 
commercial retail and 

hotel uses 
*Up to 15 units/acre may be approved using bonus density. 
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FIGURE B:  SURROUNDING PROPERTIES MAP & AIRPORT NOISE ZONES 

 
 

PART 3 
STAFF DISCUSSION AND ANALYSIS OF PROPOSED AMENDMENTS 

 
The applicant is requesting to amend the future land use category of the subject property to General 
Interchange (see Attachment 1, Page 2) to allow, in addition to commercial and light industrial, 
residential uses on the subject property. As previously mentioned, the current future land use 
designation does not allow residential uses.   
 
The General Interchange future land use category allows for commercial development serving the 
traveling public, light industrial uses, and multi-family development with a standard density range 
between 8 to 14 dwelling units per acre.  Bonus density may be approved up to 22 units per acre. 
 

POLICY 1.3.2: The General Interchange areas are intended primarily for land uses that serve the 
traveling public: service stations, hotel, motel, restaurants, and gift shops. But because of their 
location, market attractions, and desire for flexibility, these interchange uses permit a broad range 
of land uses that include tourist commercial, general commercial, light industrial1/commercial, and 
multi-family dwelling units. The standard density range is from eight dwelling units per acre (8 
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du/acre) to fourteen dwelling units per acre (14 du/acre). Maximum density is twenty-two units per 
acre (22 du/acre). 

 
Amending the future land use map would expand the types of uses allowed on the subject property to 
included multi-family residential land uses.  Commercial and light industrial uses would continue to be 
permitted since both are allowed in the Industrial Commercial Interchange and General Interchange 
future land use categories. There is no restriction on the amount of commercial or industrial square feet 
allowed on the land since the designation has been on the subject property since 1990. This means the 
subject property could be developed all commercially, industrially or provide a mix of both. 
 
If approved, the subject property would be a pocket of General Interchange future land use designated 
land surrounded on three sides by lands within the Industrial Commercial Interchange future land use 
category. Lands to the south, within the San Carlos Planning Community, are within the Urban 
Community future land use category which permits a mix of uses including commercial, limited light 
industrial, and residential with a density of 6 units an acre or up to 15 units an acre using bonus density.  
 
Lee Plan Consistency 
As previously stated the subject property is within the Gateway/Airport Planning Community which 
includes three distinct areas – Gateway, the Southwest Florida International Airport, and the area 
extending west of I-75, along Alico Road.  The subject property is in the area extending west of I-75, 
along Alico Road.  The vision for this area is to develop with hi-tech/clean industry businesses.  
 
Due to compatibility constraints of industrial uses and the conflicts that can arise when locating 
industrial uses in close proximity to residential uses, the concurrent rezoning must be designed so that 
the future residential uses do not interfere with future development of industrial uses. Recent activity 
along the Three Oaks Parkway corridor indicates a transition to Research and Development (R & D) and 
corporate office type uses. As a result, some of the housing needs stemming from this transition could 
be served on the subject property which would support the anticipated hi-tech/clean industry 
businesses. Providing for multi-family dwelling units on the subject property through the planned 
development rezoning process would further Objective 135.1 and Policy 135.1.9 by adding to the mix of 
residential types within Lee County. 
 
The proposed General Interchange Future Land Use designation would allow residential development on 
the subject property. Approximately 3 acres located on the southeast portion of the subject property is 
in the Airport Noise Zone C (see Figure B).  Airport Noise Zone C (Policy 1.7.1) requires formal 
notification to property owners, but does not restrict land uses.  
 
Lee County Port Authority issued a letter on April 22, 2019 stating: 
  

“The project is located along the centerline of the future parallel runway, and in very close proximity 
to the arrival and departure paths of the existing Runway 06/24, at RSW. As such, the property will 
be subject to numerous daily aircraft overflights at low altitudes. The southeast corner of the project 
is located in a noise sensitive area, Airport Noise Zone C as described in Sec. 34-1004 of the Land 
Development Code. As such, the project is subject to the noise notification policy in Sec. 34-1004(c) 
of the Land Development Code.” 

 
Airport Noise Zone C is only located on a small portion of the subject property. However, the subject 
property could be affected by air traffic from the expanding Southwest Florida International Airport 
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(SWFIA).  As part of the concurrent rezoning, the applicant has agreed to notify future residences on the 
subject property of the potential exposure to airport noise and industrial developments.  
 
Policy 5.1.5 protects future residential areas from any encroachment of uses that are potentially 
destructive to the character and integrity of the residential area. In this case, the residential uses are 
being added where industrial and commercial uses are currently allowed and expected to develop. The 
applicant will address the location of the residential area as part of the planned development and 
demonstrate consistency with Policy 7.1.9 that states industrial traffic will not travel through residential 
areas.  
 
The request is consistent with Policy 5.1.3 which directs high-density residential developments to 
locations near employment and shopping centers. The subject property is located in close proximity to 
the industrial businesses along Alico Road, University Plaza CPD, Gulf Coast Towne Center, SWFIA, and 
FGCU.  Policy 5.1.3 also discusses appropriateness of residential in proximity to parks (Three Oaks Park 
and the Karl Drews Community Center), schools (San Carlos Park Elementary School, Three Oaks 
Elementary School, Three Oaks Middle School and Estero High School) and accessibility to mass transit 
(Bus Route 60 with a bus stop located on the corner of Alico Road and Three Oaks Parkway) and bicycle 
facilities (bike paths are along Three Oaks Parkway and Alico Road).  Just south of the subject property, 
in San Carlos Park, are single-family, two-family, and multi-family units which are owner-occupied or 
rented.  Adding multi-family uses to the subject property will provide another housing option for 
workers employed by the area businesses. The amendment would also support the transition from the 
San Carlos single family residential units to industrial uses further north and west. 
 
Table 1(b):  The request to amend Table 1(b) is to accommodate residential development on the subject 
property. The map amendment, if approved, will require that Table 1(b) be updated to provide 
additional residential allocation for the General Interchange Future Land Use Category (see Attachment 
1, Page 3). 
 
Service Availability 
The proposed amendment to the Future Land Use Map would expand the types of uses allowed on the 
subject property to included residential uses.  There are adequate potable water, sanitary sewers, solid 
waste, police, fire/EMS, schools and mass transit services to accommodate anticipated development on 
the subject property with or without the proposed amendments. 
 
Transportation:  The subject property is located at the northeast corner of Alico Road and Three Oaks 
Parkway. Interstate I-75 is located along the east boundary of the land. 
 

• I-75 is a six-lane median divided freeway maintained by State.  
 

• Alico Road is a limited access, six-lane median divided arterial roadway. Alico Road, from Three 
Oaks Parkway to I-75, is maintained by the State. Policy 1.3.7 provides the access control 
standards for Alico Road and no new accesses would be acceptable within this roadway link. 
Alico Road, from US 41 to Three Oaks Parkway, is maintained by the County. 

 
• Three Oaks Parkway is a four-lane median divided roadway with sidewalks and bike lanes that 

are maintained by the County. There are three turn lanes where it nears Alico Road and a turn 
lane into the subject property. 
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The 5 year analysis indicates that Alico Road from Three Oaks Parkway to I-75, I-75 from Corkscrew Road 
to Terminal Access Road and San Carlos Boulevard from Oriole Road to Three Oaks Parkway are 
projected to operate at LOS “F” with or without the project in Year 2024. The same is true of the Year 
2040 projections with the additional failure of US 41 between Alico Road and Six Mile Cypress Parkway. 
 
Mass Transit:  The property is within ¼ mile of a fixed route corridor. The closest bus route is Route 60 
along Alico Road and bus stop 1952 is located on Three Oaks Parkway.  
 
Utilities:  The subject property is within the Lee County Utilities future potable water and sanitary sewer 
service areas.  Potable water and wastewater lines are in operation adjacent to the property on Three 
Oaks Extension. Potable water is available from the Green Meadows Water Treatment Plant. 
Wastewater service would be provided by the Three Oaks Wastewater Treatment Plant.  
 
Solid Waste:  The subject property has access to solid waste services. Solid waste collection services will 
be provided by Lee County using the Lee County Resource Recovery Facility and the Lee-Hendry 
Regional Landfill.  
 
Fire: The San Carlos Park Fire District indicated they are capable of providing fire protection. In a letter 
dated January 25, 2019, the Fire District states the subject property is within 3 miles from Station #51 
(Sanibel Blvd.) 
 
EMS:  The subject property has access to EMS services.  In a letter dated December 6, 2018, Lee County 
Emergency Medical Services indicates they will be able to serve the property from Medic 9 located 3.1 
miles west of the property, and a second EMS facility is located within 5 miles from the property.  
 
Police:  The Lee County Sheriff will provide law enforcement services primarily from the South District 
office in Bonita Springs. The Sheriff indicated in a letter dated November 26, 2018 that the development 
of the subject property will not affect the ability of the Lee County Sheriff’s Office to provide core 
services at this time. 
 
Schools:  There is adequate school seat capacity to serve the subject property.  
 
 

PART 4 
CONCLUSIONS 

 
Commercial and industrial uses are permitted in both the Industrial Commercial Interchange and 
General Interchange future land use categories. The difference is that General Interchange will allow for 
multi-family residential uses at a minimum of 8 units and a maximum of 14 units per acre. Up to 22 units 
per acre would be allowed using bonus density.  
 
The subject property is well situated in a growing industrial and commercial area. Providing multi-family 
residential units on the subject property will add a new housing type available to workers in the area. 
The residential/industrial/commercial interface will be limited as proposed by the concurrent planned 
development. Residents will be given notice of the property’s proximity to the airport and the potential 
for airport noise. There are services available to the site to support the proposed uses. 
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For the reasons discussed in this staff report, staff recommends that the Board of County 
Commissioners transmit the proposed amendments. 
 

 PART 5 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
DATE OF PUBLIC HEARING: August 26, 2019 

 
A. LOCAL PLANNING AGENCY REVIEW: 

The Applicant presented an overview of the proposed amendments and consistency with the Lee 
Plan.  Staff provided a brief presentation for the amendment which covered consistency with the 
Lee Plan and staff recommendation.  No members of the public addressed the LPA concerning this 
case.  
 
Members of the LPA asked questions about the impact on light industrial uses, development within 
airport noise zone C and residential uses and items that would be addressed during the planned 
development rezoning. 
 

B. LOCAL PLANNING AGENCY RECOMMENDATION: 
A motion was made to find the map amendment request consistent with the Lee Plan and to 
recommend that the Board of County Commissioners transmit CPA2018-10013. The motion passed 
7 to 0.  

VOTE:  
RAYMOND BLACKSMITH AYE 
RHONDA BREWER AYE  
JAMES INK AYE 
DON SCHROTENBOER AYE 
KRISTINE SMALE AYE 
STAN STOUDER AYE 
HENRY ZUBA AYE 
  

A motion was made to find the text amendment request consistent with the Lee Plan; and to 
recommend that the Board of County Commissioners transmit CPA2018-10012. The motion passed 
7 to 0.  

VOTE:  
RAYMOND BLACKSMITH AYE 
RHONDA BREWER AYE  
JAMES INK AYE 
DON SCHROTENBOER AYE 
KRISTINE SMALE AYE 
STAN STOUDER AYE 
HENRY ZUBA AYE 
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PART 6 
BOARD OF COUNTY COMMISSIONERS 

TRANSMITTAL HEARING FOR PROPOSED AMENDMENT 
 

DATE OF PUBLIC HEARING: September 18, 2019 
 

A. BOARD REVIEW: 
Staff provided a brief presentation for the proposed amendments which covered consistency with 
the Lee Plan and the LPA and staff recommendation. No members from the public spoke. The Board 
discussed the potential residential use on the subject property, allowing a mix of uses, notice 
requirements for airport noise zones, and the need for employee housing in the area. 

 
B. BOARD ACTION: 

A motion was made to transmit CPA2018-10012 and CPA2018-10013 as recommended by staff. The 
motion was passed 5 to 0. 

 
VOTE:  

BRIAN HAMMAN AYE 
FRANK MANN AYE 
JOHN MANNING AYE 
CECIL L. PENDERGRASS AYE 
RAY SANDELLI AYE 

 
 
 

PART 7 
ATTACHMENTS 

 
Attachments:  

• Existing Future Land Use Map 
• Proposed Future Land Use Map 
• Proposed Table 1(b) 
• Staff Comments 
 

Electronic Files:  
https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2019-10012  and 
https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2019-10013  
 

 

https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2019-10012%20
https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2019-10013%20
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TABLE 1(b)

Year 2030 Allocation

Future Land Use Category
Northeast Lee 

County
Boca Grande

Bonita 

Springs

Fort Myers 

Shores
Burnt Store Cape Coral Captiva Fort Myers

Fort Myers 

Beach

Daniels 

Parkway

Existing Proposed Existing Proposed

 Intensive Development 1,361 1,361 5 27 250

 Central Urban 14,766 14,766 225 230

 Urban Community 17,021 16,873 520 485 637 250 250

 Suburban 16,623 16,623 1,810 85

 Outlying Suburban 3,843 3,843 30 40 20 2 500 1,438

Sub-Outlying Suburban 1,955 1,955 547 227 227

Commercial

 Industrial 79 79 39 20 20

 Public Facilities 1 1 1

 University Community 850 850

Destination Resort Mixed Use Water Dependent 8 8

Burnt Store Marina Village 4 4 4

 Industrial Interchange 

 General Interchange 151 169 11 29 58

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 2,100 2,100 1,200 900 900

Airport

Tradeport 9 9 9 9

 Rural 8,313 8,313 1,948 1,400 636 1,500

 Rural Community Preserve 3,100 3,100

Coastal Rural 1,300 1,300

 Outer Island 202 202 5 1 150

 Open Lands 2,805 2,805 250 590 120

Density Reduction/ Groundwater Resource 6,905 6,905 711 94 94

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

81,396 81,267 4,664 485 4,665 1,250 29 651 604 1,511 1,529 3,116

Commercial 13,893 12,793 177 52 400 50 17 125 150 1,100 1,100 440

Industrial 16,901 13,801 26 3 400 5 26 300 3,100 3,100 10

Public 82,565 82,565 7,100 421 2,000 7,000 20 1,961 350 7,752 7,752 2,477

Active AG 17,027 17,027 5,100 550 150 20

Passive AG 43,786 43,786 12,229 2,500 109 1,241 1,241 20

Conservation 81,933 81,933 2,214 611 1,142 3,236 133 1,603 748 2,947 2,947 1,733

Vacant 23,874 24,004 1,953 61 931 34 45 300 282 151

375,127 357,176 33,463 1,572 11,718 12,731 259 4,340 2,197 17,951 17,951 7,967

Population Distribution (unincorporated Lee County) 495,000 495,000 9,266 1,531 30,861 3,270 225 530 5,744 18,333 19,358 16,375

Non Regulatory Allocations

Total

Lee County Totals
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(Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06)
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TABLE 1(b)

Year 2030 Allocation

Future Land Use Category

 Intensive Development 

 Central Urban 

 Urban Community 

 Suburban 

 Outlying Suburban 

Sub-Outlying Suburban

Commercial

 Industrial 

 Public Facilities 

 University Community 

Destination Resort Mixed Use Water Dependent

Burnt Store Marina Village

 Industrial Interchange 

 General Interchange 

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 

Airport

Tradeport

 Rural 

 Rural Community Preserve 

Coastal Rural

 Outer Island 

 Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

Commercial

Industrial

Public

Active AG

Passive AG

Conservation

Vacant

Population Distribution (unincorporated Lee County)

Non Regulatory Allocations

Total
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Unincorporated County Total Residential

Iona/ 

McGregor
San Carlos Sanibel

South Fort 

Myers
Pine Island

Southeast Lee 

County

North Fort 

Myers
Buckingham Estero Bayshore

Existing Proposed

660 3 42 42 365 9

375 17 3,140 8,179 8,179 2,600

850 1,000 860 500 11,359 11,211 110 450

2,488 1,975 1,200 675 6,690 1,700

377 600 382 454

25 140 66 950

5 5 10

850

8

15 31 6 30

90 190 14 14 500 50 635 1,350

3,100

1,300

1 45

45 1,800

4,000 2,100

4,104 3,962 5,870 3,313 19,594 19,446 4,015 10,753 3,326 3,254 6,230

1,100 1,944 2,100 226 1,300 1,300 68 1,687 18 1,700 139

320 450 900 64 300 300 7,246 554 5 87 5

3,550 3,059 3,500 2,100 15,289 15,289 12,000 4,000 1,486 7,000 1,500

2,400 7,171 200 411 125 900

815 17,521 1,532 3,619 200 4,000

9,306 2,969 188 14,767 1,541 1,541 31,210 1,317 336 5,068 864

975 594 309 3,781 9,880 10,028 470 2,060 1,000 800 530

19,355 12,978 12,867 27,466 47,904 47,904 79,701 22,103 10,201 18,234 14,168

34,538 36,963 58,363 13,265 153,011 151,987 1,270 71,001 6,117 25,577 8,760

Lehigh Acres

(Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06)
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239-590-4603 
LEE COUNTY PORT AUTHORITY Direct Dial: 

JEFF MULDER, A.A.E. 
EXECUTIVE DIRECTOR 

RICHARD WM . WESCH 

PORT AUTHORITY ATTORNEY 

BOARD OF 

PORT COMMISSIONERS 

BRIAN HAMMAN 

LARRY KIKER 

FRANK MANN 

JOHN E. MANNING 

CECIL L PENDERGRASS 

Fax: 239-590-4688 

April 22, 2019 

Sharon Jenkins-Owen 
Principal Planner 
Lee County Community Development Department 
Zoning Section 
1500 Monroe Street 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
CPA2018-10013 & 
CPA2018-10012 

Dear Ms. Jenkins-Owen: 

The Lee County Port Authority (LCPA) has reviewed the proposed Vintage 
Commerce Center Comprehensive Plan Amendments (map and text) and provides the 
following substantive comments: 

• The project is located along the extended centerline of the future parallel 
runway, and in very close proximity to the arrival and departure paths of the 
existing Runway 06/24, at RSW. As such, the property will be subject to 
numerous daily aircraft overflights at low altitudes. The southeast comer of 
the project is located in a noise sensitive area, specifically Airport Noise Zone 
C, as described in Sec. 34-1004 of the Land Development Code. As such, the 
project is subject to the noise notification policy in Sec. 34-1004( c) of the Land 
Development Code (LDC). 

• Any object or structure (including temporary equipment used for construction) 
within an Airport Obstruction Notification Zone or proposed at a height greater 
than an imaginary surface extending outward and upward from any point of 
any Southwest Florida International Airport (SWFIA) runway and/or Page 
Field runway at a slope of 125 to 1 ( one foot vertically for every 125 feet 
horizontally) for a distance up to a height of 125 feet above mean sea level and 
anything above 125 feet above mean sea level will require a Tall Structures 
Permit approved by the LCP A as described in sections 34-1009 and 34-1010 of 
the Land Development Code. Additionally any proposed object or structure at 
a height greater than an imaginary surface extending outward and upward from 
any point of any SWFIA runway and/or Page Field runway at a slope of 100 to 
1 up to a height of 200 feet above mean sea level and anything above 200 feet 
above mean sea level will require the sponsor to acquire a determination of no 
hazard from the Federal Aviation Administration (FAA) pursuant to 14 CFR 
Part 77. 

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT 
11000 Terminal Access Road, Suite 8671 • Fort Myers, Florida 33913-8213 

www.flylcpa.com 



• If lighting in the project is angled upward, it may be a distraction to pilots flying into the airport. 
It is requested that the developer angle all lighting in the development downward to mitigate this 
potential hazard per Section 34-1012(a)(l) of the LDC. 

We appreciate the opportunity to comment on this matter. If you have any questions or require 
additional information, please do not hesitate to contact me at (239) 590-4603. 

Sincerely, 

LEE COUNTY PORT AUTHORITY 

Mike Fiigon II 
Planner, Planning & Environmental Compliance 

cc: Alicia Dixon, Director, Planning & Environmental Compliance, LCP A 



Memo 
To: Sharon Jenkins-Owen, Planner, Principal 

From: Lili Wu, Planner, Senior 

Date: April 22, 2019 

DEPARTMENT OF COMMUNITY 
DEVELOPMENT 

Subject: Vintage Commerce Center (CPA2018-10013) 

Infrastructure Planning staff has reviewed the reference application which requests to change the 
current land use designation from "Industrial Commercial Interchange" to "General Interchange" 
future land use category. The Vintage Commerce Center development is located at the northeast 
comer of Alico Rd/Three Oaks Pkwy intersection. 

CPA application is required to provide the information of a short range ( 5 years) and long range 
(20+ years) level of service (LOS) analysis. The 5 year analysis indicates that Alico Rd from 
Three Oaks Pkwy to I-75, I-75 from Corkscrew Rd to Terminal Access Rd and San Carlos Blvd 
from Oriole Rd to Three Oaks Pkwy are projected to operate at LOS "F" with and without the 
project in Year 2024. 

The Long Range 2040 Horizon LOS analysis indicates that Alico Rd from Oriole Rd to I-75, US 
41 from Six Mile Cypress Pkwy to Alico Rd are projected to operate at LOS "F" with and 
without the project in Year 2040. 

I-75 is a freeway, US 41 and Alico Rd (from Three Oaks Pkwy to I-75) are arterials maintained 
by State. Alico Rd (from US 41 to Three Oaks Pkwy) and Three Oaks Pkwy are arterials and 
Oriole Rd is a collector maintained by County. 

c:\users\ wul\appdata\local\microsoft\ windows\ tern para ry intern et 
files\content.outlook\ockdy18b\cpa2018-10013.docx 



From: 
To: 
Subject: 
Date: 
Attachments: 

Hi Sharon, 

Huff Dawn 
Jenkins-Owen. Sharon 
RE: CPA2018-10013 Vintage Commerce Center & CPA2018-10013 
Thursday, March 21, 2019 1:04:37 PM 
CPA2018-10012 & 13Map.pdf 
CPA2018-10012 & 13 Staff Report.pdf 

After review of CPA2018-10012 & 10013/Vintage Commerce Center Map and text amendment, the 

pr_oposed development is located within¼ mile of fixed route services. The route 60 and bus stop 

1952 are located on Three Oaks Pkwy and based on the LDC, necessary improvements are needed at 

time of DO submittal. Please see the attached the map and a Lee Tran staff report that reference the 

necessary improvements. 

Pl ease let me know if you have any furth er question s. 

Regards, 

Dawn Huff 
Senior Planner 

Lee Tran 

3401 Metro Parkway 

Fort Myers, FL 33901 

Office (239)533-0233 

Email Dhuff3@leegov.com 

From: Miller, Janet <JMiller@leegov.com> 

Sent: Tuesday, March 19, 2019 11:20 AM 

To: Lee Plan Review Distribution List <LeePlanReview@ leegov.com>; bosnjak@ sa ncarlosfire.org 

Subject: CPA2018-10013 Vintage Commerce Center 

If you had previous sufficiency comments, please review the resubmittal materials submitted on 

March 18, 2019 for Vintage Commerce Center - Map Amendment (CPA2018-10013) and advise Lee 

· County Planning staff if the materials provided are sufficient for review or if add itional materials are 

needed for a complete review. 

Please provide this review to Sharon Jenkins-Owen by Tuesday, Apri l 2, 2019. Thank you. 

Below is a link to this particular plan amendment web page so that you can view the resubmittal 

materials. 

http://www.leegov.com/dcd/pla n n i ng/cpa/com pplansea rch ?case=CPA2018-10013 

Janet Miller 



THE SCHOOL DISTRICT OF LEE COUNTY 
2855 COLONIAL BLVD . • FORT MYERS, FLORIDA 33966 • WWW.LEESCHOOLS.NET 

DAWN H UFF 
L ONG RANGE PLANNER 
239-337-81 42 
DAWNMHU@LEESC HOOLS.NET 

December 6, 2018 

Sharon Jenkins-Owens & Alvin Block 
Lee County Division of Planning 
1500 Monroe Street 
Fort Myers, Florida 33902-0398 

RE: DCl2018-10022 & CPA2018-10012 
Vintage Commerce Center CPA 

Dear Ms. Jenkins-Owens & Mr. Block: 

GWYNETTA S. GITTENS 
CHAIR, DISTRICT 5 

C HRIS N . PATRICCA 
V ICE CHAIR; D ISTRICT 3 

MARY FISCHER 
DISTRICT 1 

MELISA W. GIOVANNELLI 
D ISTRICT 2 

DEBBIE J ORDAN 
DISTRICT4 

BETSY VAUGHN 
DISTRICT 6 

CATHLEEN O'D A NIEL MORGAN 
DISTRICT7 

GREGORY K. ADKINS, E D. D. 
SUPERINTENDENT 

R OBERT DODIG, ESQ. 
B OARD ATTORNEY 

This letter is in response to your request for comments dated December 4 , 2018 for the Vintage 
Commerce Center in regard to educational impact. The project is located in the South Choice 
Zone S2. 

The applicant's request is to develop 400 multi-family dwelling units. With regard to the 
interlocal agreement for school concurrency the generation rates are created from the type of 
dwelling unit and further broken down by grade level. 

For multi-family, the generation rate is .115 and further broken down into the following, .058 for 
elementary, .028 for middle and .030 for high. A total of 46 school-aged children would be 
generated and utilized for the purpose of determining sufficient capacity to serve the 
development. 

The Concurrency Analysis attached, displays the impact of this development and there are 
sufficient seats available to serve the need within the Concurrency Service Area (CSA). 

Thank you and if I may be of further assistance, please call me at 239-337-8142. 

Sincerely, 
~awaffluft 
Dawn Huff, Long Range Planner 

VISION: To BE A WORLD-CLASS SCHOOL SYSTEM 



From: 
To: 
Subject: 
Date: 

Jansen. Stephen 

Jenkins-Owen. Sharon 

RE: CPA2018-10012 Vintage Commerce Center -TEXT 

Tuesday, December 04, 2018 10:59 :28 AM 

1. No new access to or from Alica Road would be acceptable between Three Oaks Pkwy and 
the 1-75 ramp 

2. The new land use has additional traffic assigned to the Three Oaks and Alico intersecti on . 
Thi s traffic wi ll require add itional turn lanes and sto rage. Th ese improvements shou ld be 
included as part of the development. 

a. WB right turn lane needs to be longer. 
b. EB left turn is add ing almost 300 additional trips. Doubl e left turn lanes are needed. 
c. SB right turn is adding almost 300 additions trips. Double right turn lanes are 

needed. 
d. NB through is add ing 200 trips. The NB right turn lane needs to be lengthened to 

account for the through traffic queue 

S~ 11{, ~- P.E. , P.T.O .E. 

Lee County DOT, Traffic Section 
1500 Monroe St 
Fort Myers, FL 33901 
(239)533-8503 office 
(239)229-4006 mobile 

Engineers, in the fulfillment of their professional duties, shall hold paramount the safety, health, and 
welfare of the public. 

jansensj@leegov.com 

From: Dunn, Brandon 

Sent: Tuesday, December 04, 2018 7:55 AM 

To: Lee Plan Review Distribution List <LeePlanReview@leegov.com>; bosnjak@sancarlosfire.org 

Cc: Jenkins-Owen, Sharon <SJenkins-Owen@ leegov.com>; Bhutada, Ka lyan i 

<KBhutada@ leegov.com> 

Subject: CPA2018-10012 Vintage Commerce Center - TEXT 

Good Morning: 

Lee County Planning staff has received a privately sponsored amendment to the Lee Plan. Below is a 
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Vintage Commerce Center Text 

Amendment, CPA2018-10012 

Application and Supporting 

Documents 
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lfl GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 30, 2018 

Ms. Mikki Rozdolski 
Manager, Community Development Operations 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, FL 33901 

RE: CPA2018-10012; Alico/I-75 Comprehensive Plan Amendment (Vintage Commerce Center) 

Dear Ms. Rozdolski: 

Enclosed please find an application for a Comprehensive Plan Amendment. The subject 34+/­
acre property is located on the northeast quadrant of Alica Road and Three Oaks Parkway. The 
property lies within in the Industrial Commercial Interchange Future Land Use Category on the 
Lee County Future Land Use Map and is currently zoned CPD. 

The application proposes to amend the Future Land Use Map of the Lee Plan to re-designate 
approximately 34+/- acres from the Industrial Commercial Interchange Future Land Use Category 
to the General Interchange Future Land Use Category. The property owner desires to amend the 
existing CPD zoning to enable the property owner to pursue a mixed-use alternative that 
incorporates up to 400 multi-family dwelling units. The General Interchange Future Land Use 
Category permits multi-family residential development at a density range of 8 to 14 dwelling units 
per acre, with up to 22 dwelling units per acre allowed with use of bonus density. The companion 
CPD will demonstrate compliance with the density standards for the General Interchange Future 
Land Use Category. The balance of the site would be utilized for a variety of non-residential uses 
including general commercial and hotel uses consistent with the uses permitted in the General 
Interchange Future Land Use Category. 

Please feel free to contact me if you have any questions. 

Sincerely, 

~D-lva 
D. Wayne Arnold, AICP 

Cc: Brian Intihar 
Neale Montgomery, Esq. 
GradyMinor File 

Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

COMMUNITY DEVELOPMENT 

A ·2 O 1 8 - 1 o o 12 

Ph. 239-947-1144 Fax. 239-947-0375 
EB 0005151 LB 0005151 LC 26000266 

www.gradyrninor.com 



ff Lee County 
.] .Southwest ~forili, 

APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - TEXT 

Project Name: Vintage Commerce Center 

Project Description: Amend Table l(b) 2030 population allocation to accommodate residential development 
within the Gateway/Airport General Interchange category. 

State Review Process: D State Coordinated Review (2g Expedited State Review D Small-Scale Text* 

*Must be directly related to the implementation of small-scale map amendment as required by Florida Statutes . 

••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••• 

APPLICANT - PLEASE NOTE: 
A PRE-APPLICATION MEETING IS REQUIRED PRIOR TO THE SUBMITTAL OF THIS APPLICATION. 

Submit 3 copies of the complete application and amendment support documentation, including maps, to the Lee County 
Department of Community Development. 

Once staff has determined that the application is sufficient for review, 15 complete copies will be required to be submitted to 
staff. These copies will be used for Local Planning Agency, Board of County Commissioners hearings, and State Reviewing 
Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies. 

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585. 

1. Name of Applicant: CLE FL RE Investment I LLC 
Address: 1100 Euclid Ave. Suite 300 
City, State, Zip: Cleveland OH 44115 
Phone Number: 216.696.5442 X 444 E-mail: brintihar@crminc.us 

2. Name of Contact: 
Address: 

D. Wayne Arnold, AICP. 0. Grady Minor & Associates. P.A. 
3800 Via Del Rey 

City, State, Zip: Bonita Springs. FL 34134 
Phone Number: 239-947-1144 E-mail: wamold@gradyminor.com 

3. Property Information: Provide an analysis of any property within Unincorporated Lee County that may be impacted by 
the proposed text amendment. _____________________________ _ _ 
Amend Table l(b) 2030 population allocation to accommodate residential development within the Gateway/Airport General 
Interchange category. Please see Exhibit T6, Lee Plan Analysis, for an analysis ofthis property. 

4a. Does the proposed change affect any of the following areas? NO 

If located in one of the following areas, provide an analysis of the change to the affected area. 

D Acquisition Area 
[Map 1 Page 4] 

D Agricultural Overlay 
[Map 30] 

D Airport Mitigation Lands 
[Map 3] 

D Airport Noise Zone 2 or 3 
[Map 1 Page 5] 

0 Burnt Store Marina Village 
[Map 1 Page 2] 

0 Urban Infill and Redevelopment 
[Map 15] 

0 Urban Reserve Area [Map 1 Page 4] 

Water Dependent Overlay 
0 [Map 1 Page 2] 

D Private Recreational Facilities 
[Goal 16] 

Lee County Comprehensive Plan Text Amendment Application Form (10/2018) Page 1 of2 

COMMUNITY DEVELOPMENT A201R-10ntl 



4b. Planning Communities/Community Plan Area Requirements 

If located in one of the following planning communities/community plan areas, provide a meeting summary document of the 
required public informational session [Lee Plan Goal 17]. 

~ NIA D Bayshore [Goal 18] D Boca Grande [Goal 19] D Buckingham [Goal 20] 

D Caloosahatchee Shores [Goal 21] D Olga [Goal 22] D Captiva [Goal 23] • Greater Pine Island [Goal 24] 

D Lehigh Acres [Goal 25] D North Captiva [Goal 26] ONE Lee County [Goal 27] 0Alva [Goal 28] 

D North Olga [Goal 29] D North Fort Myers [Goal30] 0Page Park [Goal 31] Osan Carlos Island [Goal 32] 

D Southeast Lee County [Goal 33] D Tice [Goal 34] 

Public Facilities Impacts 

NOTE: The applicant must calculate public facilities impacts based on a maximum development scenario. 

I. Traffic Circulation Analysis: Provide an analysis of the effect of the change on the Financially Feasible Transportation 
Plan/Map 3A (20-year horizon) and on the Capital Improvements Element (5-yearhorizon). 

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

Environmental Impacts 
Provide an overall analysis of potential environmental impacts (positive and negative). 

Historic Resources Impacts 
Provide an overall analysis of potential historic impacts (positive and negative). 

Internal Consistency with the Lee Plan 

1. Discuss how the proposal affects established Lee County population projections, Lee Plan Table 1 (b) 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 goals and policies, and Strategic Regional Policy Plan goals, strategies, actions and policies which are 

relevant to this plan amendment. 

Justify the proposed amendment based upon sound planning principles 
Support all conclusions made in this justification with adequate data and analysis. 

SUBMITTAL REQUIREMENTS 

Clearly label all submittal documents with the exhibit name indicated below. 

MINIMUM SUBMITTAL ITEMS 

D Completed application (Exhibit - T 1) 

0 Filing Fee (Exhibit - T2) 

D Pre-Application Meeting (Exhibit - T3) 

D Proposed text changes (in strike through and underline format) (Exhibit-T4) 

D Analysis of impacts from proposed changes (Exhibit - TS) 

0 Lee Plan Analysis (Exhibit - T6) 

D Environmental Impacts Analysis (Exhibit - T7) 

D Historic Resources Impacts Analysis (Exhibit - T8) 

D State Policy Plan Analysis (Exhibit - T9) 

D Strategic Regional Policy Plan Analysis (Exhibit -TIO) 

Lee County Comprehensive Plan Text Amendment Application Form (10/2018) Page 2 of2 



Date of Report: 

Buffer Distance: 

Parcels Affected: 

October 10, 2018 

750 feet 

20 

Right-click the page to print this page or download the 
map and information by clicking here. 

Subject Parcels: 03-46-25-00-00001.1090, 03-46-25-00-00001.1100 

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION MAP 
INDEX 

YBFH REAL ESTATE LLC 03-46-25-00-00001.0000 SEC 3 E OF 1-75 DESC IN OR 1 
15533 PINE RIDGE RD 9830 INTERSTATE 3990 PG 3411 
FORT MYERS FL 33908 COMMERCE DR LESS ROW DESC IN OR 

FORT MYERS FL 33912 4355/2364 
LESS INST #2008000156882 

WEISS BRADLEY S TR 03-46-25-00-00001.1000 PARL W OF 1-75 2 
1840 WEST 49TH ST STE #410 ACCESS UNDETERMINED DESC IN OR 1754 PG 2803 
IDALEAH FL 33012 FORT MYERS FL LESS 1.101 THRU 1.1100 + 

RD R/W OR3273/3184 

HOROWITZ SANDFORD I TR+ 03-46-25-00-00001.1040 PARLIN SW 1/4 3 
13891 JETPORT LOOP RD STE 9 9151 ALICO RD AS DESC OR 2025 PG 3772 
FORT MYERS FL 33913 FORT MYERS FL 33912 LES R/W + 2909/2305 + RD 

R/W 
OR3273/3195 

THREE OAKS LAND COMPANY 03-46-25-00-00001.1080 PARL W OF 1-75 4 
LLC 16541 THREE OAKS PKWY NOF ALICO 
STOCK INVESTMENTS FORT MYERS FL 33912 DESC OR 3127 PG 2808 LES 
1200 CENTENNIAL BLVD #400 RD R/W OR3273/3 l 87 + 
HOBART WI 54155 INST# 2008000104801 

ALICO LAKES VILLAGE 03-46-25-01-0000E.00CE ALICO LAKES VILLAGE 5 
1427 W SAGINAW ST STE 200 RIGHT OF WAY AS DESC IN INST# 
EAST LANSING MI 48823 FORT MYERS FL 33913 2008000077995 

TRACTE 

FREEMAN PAUL H TR 10-46-25-00-00001.1000 THAT PT N 1/2 SEC 10 6 
13691 PONDVIEW CIR ACCESS UNDETERMINED LYING 
NAPLES FL 34119 ;r 1¥-YJi S L 339,67 

W OF 1-75 LESS N 50 FT+ 

~ Vil~I~~ R R/W LESS OR 3760/3452 
LESS R/W OR 3975 PG 3124 ~w + OR 4376/4012 + 

APR 3 0 201g INST#2007-128717 

'.':GMMUMITY DEVELOPMENT LESS ROW OR 4695/3868 + 
LESS INST 2005-125244 

REYES ABEL ORTIZ 10-46-25-Ll-ll00A.0270 WESTBROOK 7 
9264 BEXLEY DR 9264 BEXLEY DR DESCIN 
FORT MYERS FL 33967 FORT MYERS FL 33967 INST#2017000170196 

BLKALOT27 

PULTE HOME CORPORATION 10-46-25-Ll-ll00A.0280 WESTBROOK 8 
24311 WALDEN CENTER DR 9274 BEXLEY DR DESC IN 
STE 300 FORT MYERS FL 33967 INST#2017000170196 
BONITA SPRINGS FL 34134 BLKALOT28 

WESTBROOK HOMEOWNERS 10-46-25-Ll-110O3.00CE WESTBROOK 9 
ASSN INC ACCESS UNDETERMINED DESC IN 

C 2018-1 0012 



24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

WESTBROOK HOMEOWNERS 
ASSN INC 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

HIGGINS JENNIFER S 
9234 BEXLEY DR 
FORT MYERS FL 33967 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 
24311 WALDEN CENTER DR 
STE 300 
BONITA SPRINGS FL 34134 

WESTBROOK HOMEOWNERS 
ASSOCIATI 
24311 WALDEN CENTER DR 
SUITE 300 
BONITA SPRINGS FL 34134 

WESTBROOK HOMEOWNERS 
ASSOCIATI 
24311 WALDEN CENTER DR 
SUITE 300 
BONITA SPRINGS FL 34134 

FORT MYERS FL 33967 

10-46-25-Ll-ll0Rl.00CE 
RIGHT OF WAY 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0190 
9184 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0200 
9194 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0210 
9204 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0220 
9214 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0230 
9224 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0240 
9234 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0250 
9244 BEXLEY DR 
FORT MYERS FL 33967 

10-46-25-Ll-1200A.0260 
9254 BEXLEY DR · 
FORT MYERS FL 33967 

10-46-25-Ll-1200L.00CE 
SUBMERGED 
FORT MYERS FL 33967 

INST#2017000170196 
TRACTO-3 

WESTBROOK 
DESC IN 
INST#2017000170196 
TRACTR-1 

WESTBROOK PHASE 2 
BLKALOT 19 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT20 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT21 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT22 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT23 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT24 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT25 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
BLKALOT26 
AS DESC IN INST# 2018-
66313 

WESTBROOK PHASE 2 
TRACTL 
AS DESC IN INST# 2018-
66313 

[ ESTBROOK PHASE 2 
CTR-1 

, S DESC IN INST# 2018-
0313 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

COMMUNITY DEVELOPMENT 
CPA2018-10012 
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TABLE 1(b) Year 2030 Allocation 

Future Land Use Category 
Lee County Northeast Lee 

Boca Grande 
Bonita FortMyeis 

Bu.mt Store 
Totals County Springs Shores 

Intensive Development 1,361 5 

Central Urban 14,766 225 

Urban Community 17,021 520 485 637 

Suburban 16,623 1,810 

Outlying Suburban 3,843 30 40 20 

Sub-Outlying Suburban 1,955 547 

Commercial 

c' Industrial 79 
0 

~ Public Facilities 1 
-+-> University Community 850 o:s u Destination Resort Mixed Use Water Dependent 8 
<>) 

::j Bumt Store Marina Village 4 4 

~ Industrial Interchange 
;: 

General Interchange ~18.5. o:s 
,-.i 

General Commercial Interchange 
~ Industrial Commercial Interchange i! 
a! University Village lntercha4ge) .. -

~ - -=- 5 ::,J ;:., Mixed Use Interchange 
" i:Q New Community s= - - 2,100 1,200 

~ 
.. 

.... Airport C \:l.• J -+-> ;: Tradeport ~ :!::: A "'""': \ 9 <>) 

~ Rural _, 
~ ' -:.. 8,313 1,948 1,400 636 .... 

"' ~ 1.IJ3,100 <>) Rural Community PreserveJ--;J (.,.) 
~ 

Coastal Rural nJ c::, J.; ;;;, 1,300 

Outer Island m "' -- ..,J 202 5 1 = 
Open Lands ~ ~ ........ ~ 2,805 250 590 

Density Reduction/ Groun~ r Resource 1:1-:: 1 6,905 711 

Conservation Lands Uplan~ LJ .. JJ 
Wetlands 2 ij 

~ 

Conservation Lands WeUan1!""'i ... -~ 

Unincorporated County Total Residential 81,396 4,664 485 4,665 1,250 

Commercial 12,793 177 52 400 50 

Industrial 13,801 26 3 400 5 

Non Ree:ulatorv Allocations 
Public 82,565 7,100 421 2,000 7,000 

Active AG 17,027 5,100 550 150 
Passive AG 43,786 12,229 2,500 109 

Conservation 81,933 2,214 611 1,142 3,236 
Vacant 23,874 1,953 61 931 
Total 357,176 33,463 1,572 11,718 12,731 

Population Distribution (unincorporated Lee County) 495,000 9,266 1,531 30,861 3,270 

(Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 

Fort Myers Gateway/ Daniels 
Cape Coral Captiva Fort Myers 

Beach Airoort Parkwav 

27 250 

230 

250 

85 

2 500 1,438 

227 

39 20 

1 

-1+4----2 58 

900 

-9 

1,500 

150 

120 

94 

29 651' 604 1,511 3,116 

17 125 150 1,100 440 

26 300 3,100 10 

20 1,961 350 7,752 2,477 

20 

1,241 20 

133 1,603 748 2,947 1,733 

34 45 300 151 

259 4,340 2,197 17,985+ 7,967 

225 530 5,744 18,333 16,375 

Page 1 o/2 



n ;e 
N 
0 ... 
a:, 

I 
t-4· 

0 
c::, ...... 
N 

General Interchange - 34+/- acres 
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Vintage Commerce Center CPD 
Comprehensive Plan Amendment 

Existing Future Land Use Map 
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D General Interchange - 34+/- acres 
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Vintage Commerce Center CPD 
Comprehensive Plan Amendment 
Proposed Future Land Use Map 
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Vintage Commerce Center CPD 
Existing 111.A.3 and 4 - Exisiting Uses and Zoning Map D 
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• Grad, Minor 
1,200 600 0 1,200 Feet 
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COMMUNl1Y DEVELOPMENT 

Parcel Identification Number(s): 03-46-25-00-00001. 1090; 03-46-25-00-00001. I 100 

SPECIAL WARRANTY DEED 

&. 
THIS INDENTURE is made and entered into as of theZS: day of April, 2018, by and between ALICO 
LAND, L.L.C., a Delaware limited liability company ("Grantor"), whose mailing address is 10350 Bren 
Road West, Minnetonka, MN 55343, and CLE FL RE INVESTMENT [, LLC, an Ohio limited liability 
company (''Grantee"), whose mailing address is 1100 Euclid Avenue, Suite 300, Cleveland, Ohio 44115 . 
WITNESSETI-I, that Grantor, for and in cons.ideration of the sum of Ten and No/100 Dollars ($ 10.00) and 
other good and valuable consideration in hand paid , the receipt and sufficiency whereof is hereby 
acknowledged, has granted , bargained, sold, alienated, remised, released, conveyed and confirmed, and 
by these presents does hereby grant, bargain, sell , alicnat t!, remise, release, convey and confinn unto 
Grantee, and Grantee's heirs, successors and as ·igns forever, the following described real proper1y in the 
County of Lee, State of Florida, to-wit: 

SEE EXHIBIT A ATTACHED HERETO 
AND lNCORPORATED HEREIN BY REPERENCE THERETO, 

TOGETHER with all the tenements, hereditaments and appurtenances, and every privilege, right, title, 
interest and estate, reversion, remainder and easement thereto belonging or in anywise appertainin g 
(collectively, the "Property"). 

SUBJECT TO the encumbrances and exceptions described on Exhibit B attached hereto and incorporated 
herein by re ference thereto (collectively, "Pcrmilted Exceptions"); provided, however, that neither 
Grantor nor Grantee intend to re impose any Permitted Exceptions nor shall this conveyance operate to 
reimpost! or extend any Permitted Exceptions. 

THIS PROPERTY IS NOT THE HOMESTEAD OF GRANT0R. 

TO HA VE AND TO HOLD the same in fee simple forever. 

And Grantor does hereby warrant that, except for the Permitted Exceptions, Grantor will defend the title 
to the Propeny against the lawful claims and demands of all persons and entities claiming by, through , or 
under Grantor, but against none other. 

[SIGNATURES CONTAINED ON FOLLOWING J:>AGE] 

CPA2 01s-1001z 

When Recorded,flelurn rJ [n\Q. ( 
Flrsl.Americon Tille Insurance Componv 
1/oflonal C.ommerciol Services 
121 S, 81h Streef, Sulla 1250 
Minncopolis,~o~ 
Fi/e No:NCS . -=\ ,.., en---~ , S 

' . . , ... ~-
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SIGNATURE PAGE TO SPECIAL WARRANTY DEED 
BY ALT CO LAND, L.L.C. TO AND IN FAVOR OF CLE FL RE INV!i:STMENT I , LLC 

rN WITNESS WHEREOF, Grantor has caused these prest.:nls to be signed and sea led the day and year 
above wrillen. 

Signed, sea led and de livered 
in the presence of: 

(Witness Signature) 11. I' 
p · tw· N k.,01berl"I mr..s+-d~ 
~same: 

(Witness Signature) c ,..~'°' Llc-M I C-. ~ I 
Print Witness Name:_....:)_v_, _~V~~---~--

STATE OF MINNESOTA 
COUNTY OF HENNEPfN 

ALICO LAND, L.L.C. 
a Delaware limited liability company 

/ 

The foregoing instru~ol wris jtclmowledged before me this~ day of April, 2018, byl~eith Be.Jnew-oivSki 
______ , as t'(..U.1 oen:E: or ALICO LAND. L.L.C., a Delaware limited 
liability company. on behalf of said entity. He/She is [select oncl: ( )_personally known to me; or ( ) 
produced a valid driver's license as identification. 

L!.~A-.W.1.~ 
Notary Publi c - (Signature)A W / . _ 
Print ame: Cher'/ I , fS-fll\'la.,w-

My Commission Expires: OI. 3 / , ~/ 

., , .... .,, CHERYL ANN WESTMAN t 
.,~·-, Notary Public 
·i' \I Mlnnosota ,:,, i 1 My Comm. Expires 

·,, ·~-· · Jan 31 2021 

COMMUNITY DEVELOPMENT 
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Exhibit A 
PARCEL I: 

DESCRIPTION OF A PARCEL OF LAND LYfNG IN SECTrON 3, TOWNSHIP 46 SOUTH, RANGE 
25 EAST, LEE COUNTY, FLORIDA 
(PHASE 18) 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
L YlNG lN SECTION 3, TOWNSHIP 46 SOUTH RANGE 25 EAST AND BEING FURTHER BOUND 
AND DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA; THENCE N 01° 
03' 27" W. ALONG THE EAST LINE OF SAID SOUTHWEST QUARTER FOR 50.00 FEET TO THE 
NORTH RIGHT-OF-WAY LINE OF ALICO ROAD (100 FEET WIDE); THENCE N.89°23'05"E. 
ALONG SAID NORTH RIGHT-OF-WAY LINE FOR 122.95 FEET TO THE POINT OF BEGINNING 
OF THE HEREIN DESCRIBED PARCEL OF LAND; THENCE CONTINUE N.89°23'05"E. ALONG 
SAID NORTH RIGHT-OF-WAY FOR 710.95 FEET TO THE WEST RIGHT- OF-WAY LINE OF 1-75 
(INTERSTATE 75 - STATE ROAD NO. 93); THENCE N.00°38'02"W. ALONG SAID WEST RIGHT-
0F-WAY LINE FOR 1353.32 FEET; THENCE N.04°48'48"E. ALONG SAID WEST RIGHT-OF­
WA Y LINE FOR 239.06 FEET; THENCE S.89°23'05"W. FOR 733.03 FEET; THENCE S.00°36'43"E. 
FOR 1591.31 FEETTOTHEPOINTOFBEGJNNTNG. 

LESS AND EXCEPT: 

(OR . 4272 PG. 1135) 

F .P. NO. 2009661 

SECTION 12075-000 

PARCEL IOI 

®~llW~~ 
~ APR 3 0 2019~ 

COMMUNITY DEVELOPMENT 
THAT POTION OF THE SOUTHEAST 1/4 01 SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 
EAST, LEE COUNTY, FLORIDA. 

BE1NG DESCRIBED AS FOLLOWS : 

COMMENCE AT THE SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF SAID SECTION 3, 
ALSO BE LNG THE NORTHWEST CORNER OF THE NORTHEAST 1/4 OF SECTJ0N 10; THENCE 
ALONG THE WEST LINE OF TH E NORTHEAST 1/4 OF SAID SECTION 10, SOUTH 01 °21 ' 16" 
EAST A DISTANCE OF 18.86 FEET TO THE SURVEY BASE LINE OF ALICO ROAD; THENCE 
ALONG SAID SURVEY BASE LINE NORTH 89° 17'23" EAST A DISTANCE OF 122.71 FEET; 
THENCE NORTH 00°38 ' 30" WEST A DISTANCE OF 68.72 FEET TO THE NORTH EXISTLNG 
LL.\1JTED ACCESS RlGHT OF WAY LINE OF SAID A LICO ROAD (PER SECTION J 2075-2402) 
FOR A POINT OF BEGLNNING; THENCE CONTINUE NORTH 00°38 '30" WEST A DISTANCE OF 
773.87 FEET TO THE BEGINNING OF A CUR VE CONCA VE SOUTHEASTERLY AND HAVING A 
RADIUS OF 1,048.93 l•EET; THENCE ALONG THE ARC OF SAID CURVE TO THE RIGHT A 
DISTANCE OF 206.75 I•EET THROUGH A CENTRAL ANGLE OF 11 °17'36" WITH A CHORD 
BEARING NORTH 27°30'50" EAST TO THE END OF SAID CURVE; THENCE NORTH 33°09'38" 
EAST A DISTANCE OF 550.05 FEET TO THE BEGINNING OF· A CURVE CONCAVE 

CP 2018- 10012 
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NORTHWESTERLY AND HA YING A RADJUS OF 1,668.95 FEET; THENCE ALONG THE ARC OF 
SAID CURVE TO THE LEFT A DISTANCE OF 206.67 FEET THRO UGH A CENTRAL ANGLE OF 
07°05 '42" WlTH A CHORD BEARTNG NORTH 29°36 '47" EAST TO Tl-IE END OF SAID CURVE; 
THENCE NORTH 89°21 ' 19" EAST A DlSTANCE OF 225.51 FEET TO THE WEST EXISTING 
LfMITED ACCESS RIGHT OF WAY LINE OF STATE ROAD 83 (1-75) PER FOOT SECTION 
12075-2402; THENCE ALONG SAID WEST EXISTING LIMTTED ACCESS RJGHT OF WAY LINE 
SOUTH 04°46'58" WEST A DlSTANCE OF 239. 14 FEET; THENCE CONTINUE ALONG SAfD 
WEST EXJSTING LrtvTITED ACCESS RJGHT OF WAY LJNE OP SOUTH 00°38'39" EAST A 
DlSTANCE OF 1,353.24 FEET TO SAID NORTH EXISTING LJMITED ACCESS RJGHT OF WAY 
LINE OF AUCO ROAD; THENCE ALONG SAID NORTH EXISTING LIMITED ACCESS RIGHT 
OF WAY LINE SOUTH 89°21' 19" WEST A DISTANCE OF 710.44 FEET TO THE POINT OF 
BEGINNING. 

PARCEL2 

DESCRJPTION OF A PARCEL OF LAND LYING IN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 
25 EAST, LEE COUNTY FLORIDA 
(PHASE IA) 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
LYING IN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST AND BEING FURTHER BOUND 
AND DESCRIBED AS FOLLOWS: 

COMMENC ING AT THE SOUTHEAST CORNER OF TJ--IE SOUTHWEST QUARTER OF SAID 
SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA; THENCE N. 01 ° 
03' 27" W. ALONG THE EAST LINE OF SAID SOUTHWEST QUARTER FOR 50.00 FEET TO THE 
NORTH RIGHT-OF-WAY UNE OF ALJCO ROAD (JOO FEET WIDE) AND THE POJNT OF 
BEGINNING OF THE HEREIN DESCR.lBED PARCEL OF LAND; THENCE N. 89° 23' 05" E. 
ALONG SAID NORTH RIGHT-OF-WAY LINE FOR 122.85 FEET; THENCE N. 00° 36' 43" W. FOR 
1240.00 FEET; THENCE S. 89° 23' 15" W. FOR 1235.00 FEET; THENCE S. 00° 36'43" E. FOR 
1240.00 FEET TO SAID NORTH RJGHT-OF-WAY LINE; THENCE N. 89° 23' 17' ' E. ALONG SAID 
NORTH RIGHT-OF-WAY LINE FOR 111 2.05 FEET TO THE POINT OF BEGTNN1NG. 

LESS AND EXCEPT 

(O R. 4164 PG. 547) 

F.P. NO. 200966 1 

SECTION 1207.~-000 

PARCEL 100 

THAT PORTION OF THE SOUTHWEST 1/4 OF SECTION 3 AND THAT PORTION OF THE 
SOUTHEAST 1/4 OF SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, 
FLORIDA. BEi 'G DESCRIBED AS FOLLOWS: 

COMJvJENCE AT THE SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF SAID SECTION 3, 
ALSO BEING Tl-IE NORTHWEST CORNER OF THE NORTHEAST 1/4 OF SECTION 10; THEN E 
ALONG THE WEST LINE OF THE NORTHEAST 1/4 OF SAfD,SECTION "IO; SOUTH 01 °2 1' 16" 
EAST A DISTANCE OF 18.86 FEE'I TO THE SURVEY BASE LlN E OF ;.\LICO ROAD; THENCE 

IB
'7'.""IP A 1f .l 11·--., .,'Ji 

G~' ,l \ /, I;\~ 11_: I:, 
\.,f ~ J_ I 'I ?i .... , ., ,, 

.-.&, . 
,!) 

APR 3 0 2U18 ~~-~ 

COMMUNITY DEVELOPMENT 
CPA O 18-1 01~ 
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ALONG SAID SURVEY BASE LIN E NORTH 89° 17'23" EAST A DISTANCE OF 122 .71 FEET; 
THENCE NORTH 00°38'30" WEST A DlSTANCE OF 68.72 FEET TO THE NORTH EXlSTING 
LIMITED ACCESS RIGHT OF WAY LINE OF SAID ALICO ROAD (PER SECTION 12075-2402) 
FOR A POINT OF BEGINNING ; THENCE ALONG SAID NORTH EXISTING LIMITED ACCESS 
RIGHT OF WAY L.INE SOUTH 89°2 I ' 19" WEST A DISTANCE OF 122.95 FEET TO THE WEST 
LINE OF THE SOUTHEAST 1/4 OF SAID SECTLON 3, ALSO BEING THE EAST LlNE OF THE 
SOUTHWEST 1/4 OF SAID SECTION 3; THENCE CONTJNUE ALONG SAID NORTH EXISTING 
LIMlTED ACCESS RIGHT OF WAY LINE SOUTH 89°2 .1'30" WEST A DlSTANCE OP 1,037. 17 
FEET TO THE EAST EXISTING RIGHT OF WAY LINE OF FUTURE THREE OAKS PARKWAY 
(PER OFFIClAL RECORDS BOOK 3273, PAGE 3192, PUBLIC RECORDS OF LEE COUNTY, 
FLORIDA); THENCE ALONG SAID EAST EXISTING RIGHT OF WAY LINE NORTH 00°38'30" 
WEST A DISTANCE OF 93.21 FEET; THENCE NORTH 88°59'50" EAST A DISTANCE OF 94.91 
FEET TO THE BEGINNING OF A CURVE CONCAVE NORTHERLY AND HAVING A RADIUS 
OF 11,317.00 FEET; THENCE ALONG THE ARC OR SAID CURVE TO THE LEFT A DISTANCE 
OF 375.24 FEET THROUGH A CENTRAL ANGLE OF 01°53'59" WITH A CHORD BEARING 
NORTH 88°02'51" EAST TO THE END OF SAID CURVE; THENCE SOUTH 89°41'58" EAST A 
DISTANCE OF 588.16 FEET TO THE BEGINNING OF A CURVE CONCAVE EASTERLY AND 
HAVING A RADIUS OF 1,731.09 FEET; THENCE ALONG THE ARC OF SAID CURVE TO THE 
RIGHT A DISTANCE OF 565.61 FEET THROUGH A CENTRAL ANGLE OF 18°43'39" WITH A 
CHORD BEARING NORTH 05°30'09" EAST TO THE END OF SAID CURVE AND TO THE 
BEGINNING OF A CURVE CONCA VE SOUTHEASTERLY AND HA VINO A RADIUS OF 1,048.93 
FEET; THENCE ALONG THE ARC OF SAID CURVE TO THE RIGHT A DISTANCE OF 128. 17 
FEET THROUGH A CENTRAL ANGLE OF 07°00'03' WITH A CHORD BEARING NORTH 
18°22'01" EAST TO END OF SAID CURVE; THENCE SOUTH 00°38'30" EAST A DISTANCE OF 
773.87 FEET TO THE POJNT OF BEGINNlNG. 

LESS AND EXCEPT 

(OR. 3273 PG. 3 192) 

DESCRIPTION OF A PARCEL OF LAND LYING IN SECTJON 3, TOWNSHIP 46 SOUTH, RANGE 
25 EAST LEE COUNTY, FLORIDA 
(ALICO DEV ELOPMENT CORP.) 

THE WESTERLY 75 FEET, AS MEASURED ON A PERPENDICULAR OF THE FOLLOWING 
DESCRIBED PARCEL OF LAND: 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORJDA, COUNTY OF LEE, 
LY[NG 1N SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST AND BElNO FURTHER BOUND 
AND DESCRJBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTlON 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY , FLORIDA; THENCE N. 01 ° 
03 ' 27" W. ALONG THE EAST LINE OF SALO SOUTHWEST QUARTER FOR 50.00 FEET TO THE 
NORTH RIGHT-OF-WAY LINE OF ALICO ROAD ( 100 FEET WLDE) AND THE POLNT OF 
BEGINNING OF THE HEREIN DESCRIBED PARCEL OF LAND; THENCE N. 89" 23 ' 05" E. 
ALONG SAID NORTH RIGHT-OF-WAY LINE FOR 122.95 FEET; THENCE N. 00° 36' 43" W. FOR 
1240.00 FEET; THENCE S. 89° 23' 15" W. FOR 1235.00 FEET; THENCE S. 00° 36'43" W. FOR 
1240.00 FEET TO SAID NORTH RIGHT-OF-WAY LJNE; THENCE N. 89° 23' 17" E. ALONG SAID ~1.EJ]r R l l l 2.05 FEET TO THE POINT OF BEGNNING. 

~ APR 3 0 2019 
1 

COMMUNITY DEVELOPMENT 2018- 10012 
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ALSO KNOWN AS: 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
LYING TN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, BEING A PART OF THE 
PARCEL AS DESCRIBED IN OFFICJAL RECORDS BOOK 3136, PAGE 1614, LEE COUNTY 
PUBLIC RECORDS AND BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 3; THENCE N.01 °03'27"W ., ALONG THE NORTH-SOUTH QUARTER SECTION LINE 
OF SAID SECTION 3, FOR 50.00 FEET TO THE NORTH RIGHT OF WAY LlNE OF ALJCO ROAD; 
THENCE S.89°23' 15"W., ALONG SAID NORTH RIGHT OF WAY LINE, FOR 1037.05 FEET TO 
THE EAST LINE OF THREE OAKS PARKWAY (150 FEET WIDE), AS DESCRIBED IN OFFICIAL 
RECORDS BOOK 3273, PAGE 3192, SAID PUBLIC RECORDS; THENCE N.00°36'43"W., ALONG 
SAID EAST LINE, FOR 93.20 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE 
N.00°36'43"W., ALONG SAID EAST LINE, FOR 1146.79 FEET; THENCE N.89°23'15"E., FOR 
1160.00 FEET; THENCE S.00°36'43"E., FOR 466.11, TO THE WESTERLY BOUNDARY OF 
FLORIDA DEPARTMENT OF TRANSPORTATION TAKING RECORDED IN OFFICIAL 
RECORDS BOOK 4164, PAGE 547, SAID LEE COUNTY PUBLIC RECORDS, SAID POINT ALSO 
BEING ON A CURVE TO THE LEFT, HAVING A RADIUS OF 1048.93 FEET, A CENTRAL 
ANGLE OF 07°00'06", A CHORD BEARING OF S.l8°23'S0"W. AND A CHORD LENGTH OF 
128.JO FEET; THENCE ALONG SAID BOUNDARY AND THE ARC OF SAID CURVE, AN ARC 
LENGTH OF 128.18 FEET TO THE POINT OF COMPOUND CURVATURE OF A CURVE TO THE 
LEFT, HAVING; A RADIUS OF 1731.09 FEET, A CENTRAL ANGLE OF 18°43'39", A CHORD 
BEARING OF S.05°31 '56"W. AND A CHORD LENGTH OF 563.30 FEET; THENCE ALONG SAID 
BOUNDARY AND THE ARC OF SAID CURVE, AN ARC LENGTH OF 565.82 FEET TO THE END 
OF SAID CUH.VE; THENCE N.89°40' 11 ' W. ALONG SAID BOUNDARY, FOR 588. 16 FEET TO A 
POrNT ON A CU RVE TO THE RIGHT, HAVING A RADIUS OF 11 3 17.00 FEET, A CENTRAL 
ANGLE OF 01 °53 ' 59", A CHORD BEARING OF S.88°04'38"W. AND A CHORD LENGTH OF 
375.21 FEET; THENCE ALONG SAID BOUNDARY AND THE ARC OF SAID CURVE, AN ARC 
LENGTH OF 375.23 FEET TO THE POlNT OF TANGENCY OF SAID CURVE; THENCE 
S.89°0l '37"W., ALONG SAID BOUNDARY, FOR 94.79 FEET TO THE POINT OF BEGINNING. 
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Exhibit B 

Permitted Exception. 

1. Any encroachment , encumbrance, violation, variation or adverse circumstance affecting the land 
that would be di sclosed by an accurate and complete land survey of the land. 

2. The lien of the taxes for the year 2018 and all subsequent years, which are not yet due and 
payable. 

3. The terms, provisions and conditions contained in that certain Easement and Road Construction 
Agreement recorded in Book 20 I 9, Page 168 I . 

4. The terms, provisions and conditions contained in that certain Easement and Road Construction 
Agreement recorded in Book 3136, Page 1619. 

5. The terms, provisions and conditions contained in that Agreement dated in June, 2000, by and 
among by ADC and Alan C. Freeman, among others, regarding the construction of an extension 
of Three Oaks Parkway. 

6. Notice of Temporary Median Opening recorded as Instrument No. 2007000339852. 
7. Environmental Resource Pennit Notice recorded as Instrument No. 2007000360401. 
8. State of Florida Department of Transportation Project Resolution for State Highway Systems 

Projects recorded as Instrument No. 2008000012483. 
9. The terms, provisions and conditions contained in that certain Access Easement recorded in 

Instrument No. 2008000082083 . 
10. Ri ghts of Cater-Pritchett Advertising, Inc. , as Lessee, under unrecorded Lease Agreement dated 

October 4, 2002. 
I I . Utility lines located on or under the land without the benefi t of an easement. 
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APPLICATION 8\' f'OREIGN LIMITED Ll,\BILITY COMPANY flOI{ AUTHOHIZA TION TO TRANSACT UUSINESS 
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UNITED STATES OF AMERICA 

STATE OF OHIO 

~· t .. "" 1,0 . ,}{jj 

OFFICE OF THE SECRETARY OF STATE 

P. 3 

I, Jon Husted, do hereby certify thcil I am the duly elected, qualified cmd present 
actit1g Sec1·etm·y of State for the StMe of Ohio, and as such have custody of the 
records of Ohio and Foreign business entities; that said records show CLE F'L 
RE fNVESTMEJvT 1, LLC, an Ohio For Profit Limited Liability Company, 
Registration Number 401/4934, was organized within the State of Ohio on June 
29, 2017, is currently in FULL FORCE AND EPFECT upon the records of chis 
office. 

Witness my hand cmd the st?al of the 
Secretmy of Store at Columbr1.r. Ohio 
this 21st dov of March, A. D. 1018. . . 

': 1 Ohio Secretary of State 

IP ~rm••eo04374 
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~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

I. lNTRODUCTION 

TR Transportation Consultants, Inc. has conducted a traffic impact statement to fulfill 

requirements set fotih by the Lee County Department of Community Development for 

projects seeking an amendment to the Comprehensive Land Use Plan and re-zoning 

approval. The subject site is located at the northeast corner of Alica Road and Three Oaks 

Parkway in Lee County, Flotida. Figure 1 illustrates the approximate location of the 

subject site. 

The analysis in this report will determine the impacts of change in land use designation 

on the approximately 34 acre subject site from Industrial Commercial Interchange to 

General Interchange to pennit the development of the site with up to 400 multi-family 

residential dwelling units. The analysis will also determine the impacts of the proposed 

rezoning from the permitted 300,000 square feet of commercial uses to the requested 

350,000 square feet of commercial uses. The transpotiation related impacts of the 

proposed Comprehensive Plan amendment will be assessed based on the comparison 

between the cutTently allowed uses and the requested use on the subject site. The 

transportation related impacts of the proposed rezoning will be evaluated based on the 

estimated build-out year of the project and the impacts the proposed rezoning will have 

on the sun-oimding roadway infrastructure. Access to the subject site is proposed to be 

provided to Alice Road via a right-in only entrance and to Three Oaks Parkway via one 

right-in/tight-out only site access drive and one full site access drive. 

This report examines the impact of the development on the surrounding roadways . Trip 

generation and assigmnents to the various roadways within the study area will be 

completed and analysis conducted to detennine the impacts of the development on the 

surrounding roadE"fpaw~ 
; APR 30 2019 ~ 
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~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

II. EXISTING CONDITIONS 

The subject site is currently vacant. This subject site is bordered by vacant land to the 

north, Three Oaks Parkway to the west, Alico Road to the south and by I-75 southbound 

ramp to the east. 

Alico Road is an east/west six-lane divided arterial roadway that borders the subject site 

to the south. Alico Road has a posted speed limit of 45 mph. Alico Road is under the 

ju1isdiction of the Lee County Department of Transportation to the west of Three Oaks 

Parkway and under the jurisdiction of Florida Depariment of Transportation (FDOT) to 

the east of Three Oaks Parkway. 

Three Oaks Parkway is a four-lane divided arterial roadway adjacent to the subject site. 

Tlu·ee Oaks Parkway, north of Alico Road cutTently extends for approximately 1.2 miles 

where it tetminates. Lee County has future plans to extend Three Oaks Parkway to the 

north and intersect Daniels Parkway. This improvement is funded in the Lee County's 

Five Year Adopted Capital Improvement Plan. The intersection with Tlu·ee Oaks 

Parkway and Alico Road currently operates under signalized conditions. Three Oaks 

Parkway, south of Alico Road is under the jurisdiction of the Lee County Depmiment of 

Transportation and is being conveyed to Lee County north of Alico Roadl PllW[E!a~ 
Ill. COMPREHENSIVE PLAN AMENDMENT ANALYSIS APR 3 0 2019 

COMMUNITY DEVELOPMENT 
The proposed Map Amendment would change the future land use designation on the 

approximate 34 acre subject site from Industrial Commercial Interchange to General 

Interchange to pennit the development of the site with up to.400 multi-family residential 

dwelling units. In tenns of roadway impacts, the existing future land use category of 

Industrial Commercial Interchange pennits the development of other intense uses such as 

commercial and office uses . These pennitted commercial uses on site are more intense in 

tenns of trip generation potential than the proposed 400 multi-family residential. units. 
,.• I 

Therefore, the existing 2040 Long Range Transpotiation Plan i as .adopted by. .the Lee .: 
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County Metropolitan Planning Organization (MPO), will not be impacted as a result of 

the requested change to the General Interchange land use designation to allow the 

development of the site with up to 400 multi-family residential dwelling units . Hence, no 

changes to the adopted long range transportation plan nor the Lee County's Five Year 

Capital Improvement Program (CIP) are required as result of the proposed land use 

change. 

IV. ZONING ANALYSIS 

The subject site is cmTently governed by Zoning Resolution No. Z-05-019 which pennits 

the development of the overall Vintage Commerce Center CPD with up to 300,000 

square feet of commercial uses. The proposed rezoning request would allow the 

approximately 34 acre subject site to be developed with up to 350,000 square feet of 

commercial uses. Table 1 summarizes the land uses that could be constructed under the 

existing zoning designation and the intensity of uses under the proposed zoning request. 

Note, the Zoning Schedule of Uses also includes multi-family residential units. However, 

if the multi-family units were constructed, the amount of commercial floor area would be 

reduced. The "worst case" scenario in terms of trip generation is to analyze the site 

developed entirely as retail uses. 

Existing/ 
Proposed 

Existing 

Proposed 

v· mtage 

Table 1 
Land Uses 

C C ommerce enter 

Land Use Category 

Commercial 

Commercial 

CPD 

Intensity 

300,000 Square Feet 

350,000 Square Feet 

Access to the subject site is proposed to be provided to Alico Road via a right-in only 

entrance and to Three Oaks Parkway via one right-in/right-out only site access drive and 

one full site access drive. 

Page 4 
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Trip Generation 

The trip generation for the proposed rezoning request was determined by referencing the 

Institute of Transportation Engineer's (ITE) report, titled Trip Generation, l 0th Edition. 

Land Use Code 820 (Shopping Center) was utilized for the trip generation purposes of 

the proposed retail uses. Table 2 outlines the anticipated weekday AM and PM peak hour 

trip generation based on the proposed rezoning request. 

Table 2 
Trip Generation Based on Rezoning Request 

V" C C CPD mtage ommerce enter 
Weekday AM Peak Hour Weekday PM Peak Hour Daily 

Land Use In Out Total In Out Total (2-way) 

Shopping Center 203 124 327 659 714 1,373 14,092 
(350,000 Sq. Ft.) 

The ttips shown for the proposed retail use in Table 2 will not all be new trips added to 

the adjacent roadway system. ITE estimates that retail uses may attract a significant 

amount of its traffic from vehicles already traveling on the adjoining roadway system. 

This traffic, called "pass-by" traffic, reduces the development's overall impact on the 

surrounding roadway system but does not decrease the actual driveway volumes. The 

current version of the ITE Trip Generation Handbook, 3rd Edition, indicates that the 

weekday PM peak hour pass-by rate for Land Use Code 820 is thirty-four (34%). 

However, Lee County only permits a maximum reduction in trips due to "pass-by" traffic 

for shopping centers of thi11y percent (30%) Therefore, thirty percent (30%) pass-by 

reduction was utilized for the proposed shopping center uses. Table 3 summarizes the 

total external trips that will be generated by the site as a result of the proposed zoning 

request. 

l~~!~W 
COMMUNITY DEVELOPMP-:'T 

Page 5 
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Table 3 
Trip Generation- New Trips 

Vintaoe Commerce Center CPD •i-, 

Weekdav A.M. Peak Hour Weekday P.M. Peak Hour Daily (2-
Land Use 

In Out Total In Out Total way) 

Total Trips 203 124 327 659 714 1,373 14,092 
Less 30% Pass-By 

-49 -49 -98 -206 -206 -412 -4,228 
Trips 

New Trips 154 75 229 453 508 961 9,864 

Trip Distribution 

The trips the proposed development is anticipated to generate, as shown in the Table 3, 

were then assigned to the surrounding roadway network . The net new hips anticipated to 

be added to the su1Tounding roadway network were assigned based upon the routes 

drivers are anticipated to utilize to approach the subject site. Figure A-l , included in the 

Appendix of this report, illustrates the percent project traffic dishibution and assignment 

of the net new project trips. Figure A-2 , included in the Appendix of this report, 

illustrates the percent project traffic distribution and assigirn1ent of pass-by trips. Figure 

2 illustrates the resulting assignment of all project related trips (net new+ pass-by). 

There was no project traffic assigned to/from north of the subject site on Tlu·ee Oaks 

Parkway as the extension of Tlu·ee Oaks Parkway to Daniels Parkway will not to be 

completed within the next few years. Based on the discussion with the County Staff: the 

extension of Three Oaks Parkway will be divided into multiple phases. The initial phase 

will consist of constructing a crossing of the Fiddlesticks Canal for which the 

construction is projected to begin in 2019. The next phase will consist of the extension of 

Tlu-ee Oaks Parkway from Fiddlesticks Canal to south of Indian Pony Ori ve for which the 

construction is proj ected to begin in 2021. The last phase will consist of the extension of 

Tlu-ee Oaks Parkway from south of Indian Pony Drive to Daniels Parkway for which the 

construction is projected to bw,~ 02:f., F' d' L ·u ; ,, 
il~ APR 3 0 201~ t~;.i 
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In order to dete1111ine which roadway segments sutTouncling the site will be significantly 

impacted as outlined in the Lee County Traffic Impact Statement Guidelines, Table lA, 

contained in the Appendix, was created. Th_is table indicates which roadway links will 

experience a significant impact as a result of the added development traffic. Significant 

impact is defined as any roadway projected to expe1ience greater than I 0% of the Peak 

Hour - Peak Direction Level of Service "C" volumes . 

The Level of Service T!u·eshold volumes for 1-75 were obtained from the F1orida 

Department of Transpo11ation Generalh.ed Peak Hour Directional Volumes for 

Florida's Urbanized Areas, Table 7. For all other roadways , the Level of Service 

Threshold volumes were obtained from the Lee County Generalized Peak Hour 

Directional Service Volumes table. Both aforementioned tables are attached to the 

Appendix of this report for reference. Based on the infonnation contained within Table 

IA, Oriole Road and Lee Road are shown to experience a significant impact due to the 

addition of the project traffic. Therefore, the Level of Service Analysis was conducted on 

O1iole Road and Lee Road as well as on the immediate adjacent roadways within the 

vicinity of the subject site. 

Level of Service Analysis 

The future Level of Service analysis was based on a 5-year horizon, or year 2023. Based 

on this horizon year analysis, the srnTounding roadway network was analyzed under 2023 

traffic conditions. A growth rate was applied to the existing traffic conditions for all 

roadway links and intersections that could be signi ftcantly impacted by this development. 

For the Alica Road and Three Oaks Parkway, the existing and historical traffic data was 

obtained from the 2017 Lee County Traffic Count Report. For Oiiole Road and Lee 

Road, the existing and historical traffic data was obtained from the 2017 FOOT Florida 

Traffic Online webpage. IB
~f'":'.'i,...'1' ., . . \" - -

I f-J •~ - I.. \ 

lr,_;:_ J i.:.L rl \~I;/ l ~;;i ·i :;; 
\;,,......a It/ t • ' 1 • I I 

APR 3 O 2019 (;iLlJ 
COMMUNITY DEVELOPMENT 

2018-lO Oll 
Page 8 



~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

Table 2A in the Appendix of the report indicates the methodology utilized to obtain the 

year 2023 build-out traffic volumes as well as the growth rate utilized for each roadway 

segment analyzed. The existing 2017 peak hour peak season peak direction volumes for 

all roadways were obtained from the 2018 Lee County Public Facilities Level of Service 

and Concurrency Report. 

Figure 3 indicates the year 2023 peak hour - peak direction traffic volumes and Level of 

Service for the various roadway links within the study area. Noted on Figure 3 is the peak 

hour - peak direction volume and Level of Service of each link should no development 

occur on the subject site and the peak hour - peak direction volume and Level of S_ervice 

for the weekday A.M and P.M. peak hours with the development traffic added to the 

roadways. Figure 3 is derived from Table 2A contained in the Appendix. 

As can be seen from Figure 3, all analyzed roadway links except for Alico Road between 

Three Oaks Parkway and 1-75 interchange, are anticipated to maintain their minimum 

recommended Level of Service standards as contained in the Lee County Comprehensive 

Plan. Alico Road, between Three Oaks Parkway and I-75 interchange, is shown to 

operate at a Level of Service "F" both with and without the addition of the project traffic 

in the year 2023. Therefore, this segment of Alico Road is considered as a future 

transportation deficiency that this project should not be responsible for mitigating. Hence, 

no roadway capacity improvements will be warranted as a result of the additional traffic 

to be generated by the proposed development. 

Turn lane improvements at the site access drive intersections will be evaluated at the time 

the project seeks Local Development Order approval. 

COMMUNITY DEVELOPMENT CPA2018- 0012 
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VII. CONCLUSION 

The proposed project is located at the northeast corner of Alica Road and Tlu·ee Oaks 

Parkway in Lee County, Florida. As discussed in the repo1i, the existing future land use 

category of Industtial Commercial Interchange penni ts more intense uses in terms of ttip 

generation potential than the proposed 400 multi-family residential development option 

as part of the requested land use change to General [nterchange. Therefore, the 2040 

Financially Feasible Roadway network and the short tenn 5-year Capital Improvement 

Program currently in place in Lee County will not require modification in order to 

accommodate the proposed Land Use change. 

Based upon the roadway link Level of Service analysis conducted as a part of the 

proposed rezoning, all roadway links except for Alica Road between Three Oaks 

Parkway and 1-75 interchange, are anticipated to maintain their minimum recommended 

Level of Service standards as contained in the Lee County Comprehensive Plan. Alica 

Road, between Three Oaks Parkway and 1-75 interchange, is shown to operate at a Level 

of Service "F" prior to the addition of the project traffic in the year 2023. Therefore, this 

segment of Alico Road is considered as a future transportation deficiency that this project 

should not be responsible for mitigating. Therefore, no roadway capacity improvements 

are necessary to accommodate the proposed development. 

~~UW ·'~ 
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C 
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N 

TABLE 1A 
PEAK DIRECTION PROJECT TRAFFIC VS. 10% LOS C LINK VOLUMES 

ALICO AND 1-75 

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 

229 VPH 

961 VPH 

IN= 

IN= 

154 

453 

OUT= 

OUT= 

75 

508 

PERCENT 

ROADWAY LOS A LOS B LOS C LOS D LOS E PROJECT PROJECT PROJ/ 

ROADWAY 

Alica Rd. 

Three Oaks Pkwy. 

1-75 

Ben Hill Griffin Pkwy. 

Oriole Rd . 

Lee Rd. 

U.S. 41 

SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

W . of Lee Rd. 

W. of Oriole Rd. 

W. of Three Oaks Pkwy. 

E. of Three Oaks Pkwy. 

E. of 1-75 

E. of Ben Hill Griffin Pkwy. 

S. of Alica Rd . 

S. of San Carlos Blvd. 

N. of Alica Rd . 

S. of Alica Rd. 

N. of Alica Rd . 

S. of Alica Rd. 

S. of Alica Rd . 

S. of Alica Rd . 

N. of Alica Rd. 

S. of Alica Rd. 

6LD 

6LD 

6LD 

6LD 

6LD 

2LU 

4LD 

4LD 

6LF 

6LF 

4LD 

6LD 

2LU 

2LU 

6LD 

6LD 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

400 

400 

400 

400 

400 

140 

250 

250 

3,660 

3,660 

250 

400 

0 

0 

400 

400 

2,840 

2.840 

2,840 

2,840 

2,840 

800 

1,840 

1,840 

5,030 

5,030 

1,840 

2,840 

310 

310 

2,840 

2,840 

2,940 

2,940 

2,940 

2,940 

2,940 

860 

1,960 

1,960 

6,240 

6,240 

1,960 

2,940 

660 

660 

2,940 

2,940 

2,940 

2,940 

2,940 

2,940 

2,940 

860 

1,960 

1,960 

6,500 

6,500 

1,960 

2,940 

740 

740 

2,940 

2,940 

• Level of Service thresholds were obtained from the Lee County Generalized Level of Service Volumes on Arterials 

For 1-75, FOOT Q/LOS Handbook, Table 7 (3/14/2018) service volumes were utilized 

20% 

30% 

40% 

30% 

15% 

1% 

30% 

20% 

10% 

5% 

5% 

10% 

10% 

10% 

5% 

10% 

102 

152 

203 

152 

76 

5 

152 

102 

51 

25 

25 

51 

51 

51 

25 

51 

3.6% 

5.4% 

7.2% 

5.4% 

2.7% 

0.6% 

8.3% 

5.5% 

1.0% 

0.5% 

1.4% 

1.8% 

16.4% 

16.4% 

0.9% 

1.8% 



ROADWAY 

Alice Rd. 

. Three Oaks Pkwy. 

Oriole Rd. 

Lee Rd. 

229 

961 

SEGMENT 

W. ofThree Oaks Pkwy. 

E. of Three Oaks Pkwy. 

E. of 1-75 

S. of Alice Rd . 

S . of Alica Rd. 

s. of Alica Rd . 

TABLE 2A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

ALICO AND 1-75 

VPH 

VPH 

IN= 

IN= 

154 

453 

OUT= 

OUT= 

75 

508 

2017 2023 

PKHR PK HR PK SEASON PERCENT 

BASE YR 2017 YRS OF ANNUAL PK SEASON PEAK DIRECTION PROJECT AM PROJ 

PCS# ADT ADT GROWTH RATE PEAK DIR.1 VOLUME LOS TRAFFIC TRAFFIC 

10 26,600 44,800 9 5.96% 1,035 1,465 C 40% 62 

10 26,600 44,800 9 5.96% 2,285 3,235 F 30% 46 

53 20,800 24,600 8 2.12% 1,154 1,309 C 15% 23 

414 9,500 14,100 7 5.80% 715 1,003 C 30% 46 

120181 3,100 2,900 3 2.00% 139 160 C 10% 15 

121219 7,100 7,100 3 2.00% 544 625 D 10% 15 

2023 2023 

BCKGRND BCKGRND 

PM PROJ + AM PROJ + PM PROJ 

TRAFFIC VOLUME LOS VOLUME LOS 

203 1,527 C 1,668 C 

152 3,281 F 3,387 F 

76 1,332 C 1,385 C 

152 1,049 C 1,155 C 

51 175 C 210 C 

51 640 D 676 E 

1 Current peak hour peak season peak direction traffic volumes for all roadways were obtained from the 2018 Lee County Public Facilities Level of Service and Concurrency Report. 

* AGR for Alica Road and Three Oaks Parkway was calculated based the historical traffic data obtained from 2017 Lee County Traffic Count Report. 

* AGR for Oriole Road and Lee Road was calculated based the historical traffic data obtained from Florida Traffic Online webpage. 
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TABLE 7 
Genera lized Peak Hour Directional Volumes for Florida's 

Urbanized Areas 1 

STATE SIGNALIZED ART ERIALS 

Principal ( I signal per lwlf mi le) 
Lanes Median B C I) E 

I Undi vided • 200 690 930 
2 Di vided 50 1.3 50 1.790 1.870 
3 Di vided 80 2,040 2,690 2,820 

Mi11or ( I signal per quarlt!r mile) 
Lant:s Med ian B C D E 

Undivided • • 2 10 710 
2 Di vick d • 470 1.390 1.840 
3 Di vided • 880 2. 190 2.780 

Non-State Signalized Roadwa y Adjustments 
(/\ lter corresponding state vo lumes 

by the imlicated pcrc~nt. J 

Non-State Signa lizt:d Roadways - I 0'¾, 

Median & Turn Lane Adjustments 
Exclusive Exclusive Adj ustment 

Lan.:s 
I 

Median Le n Lanes Right Lanes Factors 
Di vidc:J Yes No +5% 

I 

Mu lt i 
tvlulti 

Undi vided No No -20% 
Undivided Yc:s 
Undivided No 

Nu 
No 
Yes 

One-Way Facility Adjustment 
Multipl y the corresponding directional 

vo lumes in ilt is table by 1.2 

BICYCLE MODE2 

-5'!11 
-25% 
+ 5% 

(Mul ti ply motonzed vehicle volumes shown be low by number of 
dircctionnl roadway lanes to de term ine two~way maxi mum service 

volumes.) 

Paved Shuulder/Bicyclc 
Lane Coverage B C D E 

0-49'½, * 150 390 1,000 
50-8-1% II 0 3-10 1.000 > 1.000 

85- 100% 470 1,000 > 1.000 *~ 

PEDESTRlAN MODE 2 

(t\-lulti ply molo ri zeJ vehic le volumes shol\11 below by number of 
direc t1 011al roaJway lanes to determine two-way ma~i mum service 

volumes.) 

Sidcwa lk Coverage B C D 
0-49% • • 140 

50-84% • 80 440 
85-1 00% 200 540 880 

BUS MODE (Scheduled Fixed Route)3 

(Buses in peak hour in peak d1rcc tion) 

Sidewa lk Coverage 
0-8'1% 

85-1 00% 

B 
> 5 
> 4 

C 
2'. • 
?: 3 

D 
2: 3 
2'. 2 

E 
480 
800 

> l .000 

E 
2'. 2 

FREEWAYS 
Lanes B C D E 

2 2.5 10 3,4 10 4,230 '1 ,330 
3 3.660 5,030 6.24 0 6.500 
4 4,820 6.670 lU IO 8,670 

6.580 9.2 -1 0 10.840 ** 
6 8. 150 10,990 13,000 •• 

Freeway Adjustments 
Auxiliary Ramp 

l.anc: Me t.: ring 
+ 1,000 + 5% 

UNINTERRUPTED FLOW HIGHWAYS 
Lanes rvtedian B C D E 

I Undivided 6 10 930 1.260 1.690 
2 Di vided 1,840 2,660 3,350 3,760 
3 Di vided 2.770 3,990 5.020 5.640 

Uninterrupted Flow Highway Adjustments 
Lanes Median Exclusive left lanes Adj ustment factors 

Divided Yes +5% 
Mult i Undivided Yes -5% 
Multi Undivided No -25% 

1Val u~s slhn~ n nrc prl!',-.cntc-d ~nk hour dm.•ct1011ol ,ol11rncs fo r I~\ els ,,f si:r, i,;c-
an~l arc fo r Lh\! out mubi le/Lmd, 1nodc-s unle.ss spccilknlly 1:11 d Tl.11.s 1ahli: doe · 110 1 

1.:oustitutc a stnnclnl'fl ri nd hould be ust'd 0111~ fi,r er11:n1I planning appli ra1io115 Thi.! 
comp111 cr modcLi frnrn wluch this tnbl 1s rli..: ri, ~d should be u:;1:d for 111on.; spt:-c1 1ic 
11 la11n.i 11g npplic:11inns The 1.1bh: and dcr1, ing computer 111odd ::1 should m1t u~ 11~ed fi11 
l'1,rri1lo1 M 11.1tcr:;t~ 1i II de- ih'l"I , where more re lined 1cch11 1quc:. c~.isL nk ularicms r,rc 
Las~d 0 11 plaunmg. rlpplk:11 ions of the Highwa~ Cap:u: it} Mnnu:11 :md tlt t: Transit 
rapo~ ity lU11..I I ua l11 y of Sen ice ;\lun11al 

1 Lcn!l ol sen i c for th~ bicycle aml pcdcstrin11 1J1vdi:s 111 1.h1; tribh: 1s baset.1 on 
number of muh.lriz~d rchiclcs. 11 C'll m1111bcr of hicyclisrs or pctl cs1rion.; using !hi!' 
fii; ilit~ 

1 Buse:. ,~ r h11ur :<lww11 are ouly for L.hc pt.-ak h nr in ~le single dircc11on ot'~u: liighi:r u·affic 
llow 

• Cannot be nchi c:.,•cd using table input vnluc de fault s. 

•• Not npplicablc for that level of service letter g.radc. For the a 111 0 111 ob ilt n101 k· .. 

\ 11l111ucs greater than h.:vd ,, r sl!n il·c D become F bc~ ausc irucrsui; tion c;1paci tics hn\'l! 
hec-n rcJChl·d For I.he bic.ydc mod<.\ 1he level f1f service- h.~ttcr grade 1.i11 cluil lng F) is 
no1 achicv:.ible bc...:nus\! there is no uiaximum \'chick\ ulrnnc ilm:shuld using tnbh: 
input \ nJ u,: ilefoults 

Source: 
Florida Department ofTrnnsp011ntion 
Systems Pl anning Office 
www.do1. s1u1,; .0 us,plmmit1"1:--, ~h:.ms15m1lo~ ·t1c: fo1 1lt o;hJm 

COMMUMl1Y DEVELOPMENT 
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Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
April 2016 c:\input5 

Uninterrupted Flow Highway 
Level of Service 

Lane Divided A B C D 
1 Undivided 130 420 850 1,210 
2 Divided 1,060 1,810 2,560 3,240 
3 Divided 1,600 2,720 3,840 4,860 

Arterials 
Class I (40 mph or higher posted speed limit) 

Level of Service 
Lane Divided A B C D 

1 Und ivided * 140 800 860 
2 Divided * 250 1,840 1,960 
3 Divided * 400 2,840 2,940 
4 Divided * 540 3,830 3,940 

Class II (35 mph or slower posted speed limit) 
Level of Service 

Lane Divided A B C D 
1 Undivided * * 330 710 
2 Divided * * 710 1,590 
3 Divided * * 1,150 2,450 
4 Divided * * 1,580 3,310 

Controlled Access Facilities 
Level of Service 

Lane Divided A B C D 
1 Undivided * 160 880 940 
2 Divided * 270 1,970 2,100 
3 Divided * 430 3,050 3,180 

Collectors 
Level of Service 

Lane Divided A B C D 
1 Undivided * * 310 660 
1 Divided * * 330 700 
2 Undivided * * 730 1,440 
2 Divided * * 770 1,510 

E 
1,640 
3,590 
5,380 

E 
860 

1,960 
2,940 
3,940 

E 
780 

1,660 
2,500 
3,340 

E 
940 

2,100 
3,180 

E 
740 
780 

1,520 
1,600 

Note: the service volumes for 1-75 (freeway), bicycle mode, pedestrian mode, 
and bus mode should be from FDOT's most current version of LOS Handbook. 

, ~~\ ijr/~'~\,/ , 
APR 3 0 2019 •.:..w 
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FLORIDA DEPARTMENT OF TRANSPORTATI ON 
TRANSPORTATION STATISTICS OFFICE 

2017 HISTOR I CAL AADT REPORT 

COUNTY : 12 - LEE 

SITE: 1219 - SANIBEL BLVD, BTWN PHLOX DR AND SUNFLOWER RD 

YEAR 

2017 
2016 
2 015 

AADT DIRECTI ON 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
----- - ---- ------------ ------------ --------- -------- --------

7100 s N 3500 s 3600 9 . 00 53.20 7 . 40 
6900 F N 34 00 s 3500 9.00 55.50 7 . 00 
7100 C N 3500 s 3600 9.0 0 55 . 50 5.90 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FI RST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTI MATE ; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YE.II.RS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2017 HISTORICAL lw.DT REPORT 

COUNTY: 12 - LEE 

S~TE: 0181 - ORIOLE RD, S OF ALICO RD 

YEAR 

2017 
2016 
2015 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
--------- - ------------ ----------- - ------ -- - ------- - -- -- ----

2900 s N 1400 s 15 00 9.00 53.20 4.2 0 
2900 F N 1400 s 1500 9 . 00 60 . 30 4 . 00 
3100 C N 1500 s 1600 9.00 55.50 2.50 

n 
~ 0 

s: s:: \wiJ c:: z ~~ ~ :,0 • 

0 c.r.> 
m = ~ < m r-.:; 

~ r - c.--:; 

0 u5 
-0 ffeiiJ ~ m 

~ "i z 
-i! 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 
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UPDATED 18-Apr-2018 Daily Traffic Volume (AADT) 
~ta-

STREET LOCATION tion # 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 "' Area u 

A& WBULB RD N OF GLADIOLUS DR 215 6400 7700 6800 6600 7100 37 

. 

ALABAMA RD N OF IMMOKALEE RD 6100 5700 5700 6800 6 

ALABAMA RD S OF HOMESTEAD RD 200 8800 9000 9100 8800 11100 9000 9300 10300 11000 6 

ALICO RD E OF US41 204 18100 19500 21400 21800 21700 23400 19900 21900 24100 22100 10 . ~- .....J.._ -
ALICO RD E OF LEE RD 207 20100 19900 22700 10 

ALICO RD WOF I- 75 10 28300 26600 26100 25800 27200 29100 38400 41100 43600 44800 - -· - . 
ALICO RD E OF I - 75 53 12300 20800 25700 26200 26000 26900 28400 25600 24300 24600 

ALICORD C) ~ OF BEN HILL GRIFFIN P'rWvAY 205 5800 3600 2600 7500 8500 
- --~ -- - - · ~ oF c:°oRKscREw RD - -ALICO RD 206 2000 1400 1500 53 

~ ~ !.OFBONITABEACHRD ARROYALST 496 4700 4000 42 
~ :::0 

BABCOCK RD m c::::, ~ OFUS41 461 1400 1300 1200 25 
< m r--:: 

BALLARD RD 0 OF ORTIZ AV 504 4100 3500 3400 20 ""Cl . 
3:: m 

BARRETT RD :z:: OF PINE ISLAND RD 509 2600 2300 49 
~ 

BASS RD N OF SUMMERLIN RD 216 9100 10400 10000 8200 8400 8200 11500 36 

-~ - ---~-

c:, .... 
N 



UPDATED 18-Apr-2018 Daily Traffic Volume (AADT) 
::sta-

STREET LOCATION tion # 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 V, Area 
(.) 

SUNRISE BLVD E OF BELL BL VD 480 800 700 900 6 

SUNSHINE BLVD N OF IMMOKALEE RD 413 3600 2800 3000 3900 4000 3900 22 

SUNSHINE BLVD S OF LEE BLVD 406 5300 5700 6500 6100 7100 7500 22 
. - -

SUNSHINE BLVD N OF LEE BLVD (CR 884) 412 9100 8600 9600 10300 8300 10100 22 

SUNSHINE BLVD N OFW 12TH ST 479 6200 5200 22 

TERMINAL ACCESS RD E OF TREE LINE AVE 59 23800 23400 23800 24000 23300 23500 26400 

THREE OAKS PKWY S OF CORKSCREW RD 525 17700 15700 16700 16100 18700 18800 20900 21800 25100 25 - - . 
THREE OAKS PKWY N OF CORKSCREW RD 415 15100 13200 14700 20200 19900 25 
THREE OAKS PKWO 72 16000 16600 16500 16800 17900 
THREE OAKS PK~ 

- -
414 9500 9500 12700 13700 11800 12300 13100 14100 25 

c:: 
~ 

TICE ST =< 417 2900 2500 2600 20 

TICE ST 0 (.A,) 416 2600 2200 2400 3000 3500 20 m 
Hi 

C) 

"~ 
TREELINE AVE ~ c::, · ' -S OF COLONIAL BLVD 453 8800 7300 61 to .. . - -
TREELINE AVE 3.: fr':;; -.:,;~ S OF PELICAN COLONY BLVD 62 5600 6900 6600 7300 8200 8900 9700 10800 11600 11800 

0 TREELINE AVE ~ ~ "'- ~ • 1N Of DANIE~ _PKWY . _ 454 5600 4500 5400 61 
~ TREELINE AVE ·-....; -;__~,..,)S OF DANIELS PKWY 502 23500 25900 22100 61 > 

N TREELINE AVE N OF AIRPORT TERMINAL §1 25500 25100 24000 23600 23800 24500 25500 23800 25000 23800 - - . 

0 ..... 12STW E OF GUNNERY RD 472 3100 3200 3400 4100 22 
CX) 

I .... 23RD ST SW E OF GUNNERY RD 469 8700 9400 10100 10200 11000 11800 12700 22 -
c:, 
g ... 



TRAFFIC DATA FROM 2018 LEE 

COUNTY PUBLIC FACILITIES 
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CONCURRENCY REPORT 

COMMUN,ry DEVELOPMENT 

CPA2018 .. 10012 



evaluate future state bighway system needs in the LRTP. 18 Modifications and capacity improvements to the 
state highway system are under the jurisdiction of FOOT. 

Table 18 : Existing and Future Roadway LOS on County-Maintained A11erials in Unincorporated AJ·eas 

100TH HIGHEST HOUR DIRECTIONAL VOLUMES 

ROADWAY LINK STANDARD 2017 2022 
EXIST 

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE NOTES 

ALABAMA SR82 MILWAUKEE BLVD 2LN E 990 C 387 C 406 
RD 

MILWAUKEE BLVD HOMESTEAD RD 2LN E 990 C 424 D 445 
ALEX-
ANDER SR82 MILWAUKEE BLVD 2LN E 990 D 545 D 572 
BELL 
BLVD 

MILWAUKEE BLVD LEELAND HEIGHTS 2LN E 990 D 545 D 638 Shadow Lakes 

US41 DUSTY RD 4LD E 1,980 B 1,035 B 1,106 

Alice Business 
DUSTY RD LEE RD 6LD E 2,960 B 1,035 B 1,396 Park 

Three Oaks 
LEE RD THREE OAKS PKWY 6LD E 2,960 B 1,035 B 1,283 Reqiona l Cenler 

THREE OAKS PKWY 1-75 6LD E 2,960 B 2,285 B 2,401 vie= 0.77/0.81 

BEN HILL GRIFFIN 
ALICORD 1-75 BLVD 6LD E 2,960 B 1,154 B 1,301 

BEN HILL GRIFFIN 2LN/ 1,100/ 
BLVD AIRPORT HAUL RD 4LD E 1,840 C 366 C 770 4 Ln constr 2018 

AIRPORT HAUL RD GREEN MEADOW DR 2LN E 1,100 C 366 C 384 

GREEN MEADOW 
DR CORKSCREW RD 2LN E 1,100 B 131 B 224 

ESTEROPKWY FGCU ENTRANCE 4LD E 2,000 B 1,169 B 1,228 

BEN HILL 
FGCU ENTRANCE COLLEGE CLUB DR 4LD E GRIFFIN 2,000 B 1,169 B 1,275 

PKWY 
COLLEGE CLUB DR ALICO RD 6LD E 3,000 B 1,101 B 1,193 

TERMINAL ACCESS 
ALICO RD RD 4LD E 1,980 A 1,033 A 1,086 

SR82 GUNNERY RD 2LN E 990 D 442 D 465 

ORANGE RIVER 
BUCKING- GUNNERY RD BLVD 2LN E 990 D 490 D 515 
HAM RD vie - 0.51/1 .19 

ORANGE RIVER Buckingham 345 
BLVD SR 80 2LN E 990 D 509 & Portico 

McGREGOR BLVD WINKLER RD 6LD E 2,980 D 2,292 D 2,409 vie= 0.77/0.81 

COLLEGE WINKLER RD WH ISKEY CREEK DR 6LD E 2,980 D 1,998 D 2,099 
PKWY 

WHISKEY CREEK 
DR SUMMERLIN RD 6LD E 2,980 D 1,998 D 2,099 

SUMMERLIN RD us 41 6LD E 2,980 D 1,772 D 1,862 

Corkscrew 
BELLA TERRA BLVD ALICO RD 2LN E 1,140 B 235 E 628 Shores 

CORK-
SCREW RD 

ALICO RD 6 L's FARMS RD 2LN E 1,140 B 246 C 552 The Place 

6 L's FARMS RD COUNTY LINE 2LN E 1,140 B 182 C 509 

18 Op. rn. MPO 2040 Loag Raagc r,·,,,sporr,fwjjQ?'\v~)I ~---_' .' 1 1 

~~c {:~ 1·· ·· 

-----------~AP 12m9 ~@j A2018-10012 
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Table 18 (cont.): Existing and Future Roadway LOS on County-Maintained Arte1ials in Unincorporated Areas 

100TH HIGHEST HOUR DIRECTIONAL VOLUMES 

ROADWAY LINK STANDARD 2017 2022 NOTES 
EXIST 

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE 

SR 82 23RD ST SW 2LN E 1,010 C 314 C 330 

SUNSHINE 23RD ST SW LEE BLVD 2LN E 1,010 C 314 C 330 
BLVD 

LEE BLVD W 12TH ST 2LN E 1,010 D 633 D 666 

W 12TH ST W 75TH ST 2LN E 860 D 633 D 666 
THREE 
OAKS ESTERO PKWY SAN CARLOS BL VD 4LD E 1,940 B 1,127 B 1,236 
PKWY 

SAN CARLOS BLVD ALICO RD 4LD E 1,940 B 715 B 1,058 

TREELINE TERMIMAL ACCESS vie = 0. 70/0.82 

AVE RD DANIELS PKWY 4LD E 1,980 A 1,385 B 1,623 Harlev Davidson 

DANIELS PKWY AMBERWOOD RD 4LD E 1,980 A 760 A 799 

SUMMERLIN RD GLADIOLUS DR 4LD E 1,520 C 348 C 366 

WINKLER GLADIOLUS DR BRANDYWINE CIR 2LN E 880 B 593 B 625 

RD BRANDYWINE CIR CYPRESS LAKE DR 2LN E 880 B 666 B 700 
old count 

CYPRESS LAKE DR COLLEGE PKWY 4LD E 1,780 D 759 D 798 oroiecllon 
old count 

COLLEGE PKWY McGREGOR BLVD 2LN E 800 B 350 B 395 oroiection 

0.8< v/c <0 .9 = 100th hour directional volume vie ratio between 80 and 90 percent of capacity 

0.9< v/c <1.0 = 100th hour directional volume vie ratio between 90 and 100 percent of capacity 
= Does not meet the County adopted LOS standard (NOTE: Below LOS standard is acceptable on constrained roads) 

f PllW~rffi 
APR 3 0 2019~ 

COMMUNITY DEVELOPMENT 

----·2 o 1 s - 1 n n 1 2 
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Table 19: Existing and Future Roadway LOS on County-Maintained Collectors in Unincorporated Areas 
100TH HIGHEST HOUR DIRECTIONAL VOLUMES 

ROADWAY LINK STANDARD 2017 2022 
EXIST 

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE NOTES 

A& WBULBRD GLADIOLUS DR McGREGOR BLVD 2LN E 860 C 358 C 376 

BARRETT RD PONDELLA RD PINE ISLAND RD 2LN E 860 C 103 C 116 old count oroiection 

BASS RD SUMMERLIN RD GLADIOLUS DR 4LN E 1,790 C 61 2 C 870 

BETH STACEY BLVD 23RD ST HOMESTEAD RD 2LN E 860 C 408 D 610 

BRANTLEY RD SUMMERLIN RD us 41 2LN E 860 C 249 C 262 

BRIARCLIFF RD us 41 TRIPLE CROWN CT 2LN E 860 C 148 C 169 

BROADWAY RD 
(ALVA) SR 80 N. RIVER RD 2LN E 860 C 181 C 204 old count oroleclion 

BROADWAY RD 
(FT MYERS) CARRELL RD HANSON ST 2LN E 860 C 217 C 228 

Constrained. old 
CAPTIVA DR BLIND PASS SOUTH SEAS 2LN E 860 C 267 C 302 count 

CEMETERY RD BUCKINGHAM RD HIGGINS AVE 2LN E 860 C 284 C 298 

CHAMBERLIN Port Aulhorily 
PKWY AIRPORT ENT DANIELS PKWY 4LN E 1,790 C 105 C 150 mainlained 

CONSTITUTION CONSTITUTION 
BLVD US41 CIR 2LN E 860 C 217 C 245 old count oroiection 

COUNTRY LAKES 
BLVD LUCKETT RD TICE ST 2LN E 860 C 143 C 162 old count oroJecllon 

us 41 METRO PKWY 2LN E 860 -:- 1::1 -,: :~~p.;. ,..;:r:a·· 1--c~ v/c - 1.03/1.09 
CRYSTAL DR 

METRO PKWY PLANTATION RD 2LN E 860 C 345 C 362 

DANLEY DR us 41 METRO PKWY 2LN E 860 C 346 C 377 

DAVIS RD McGREGOR BLVD IONARD 2LN E 860 C 15 C 29 old count oroieclion 

EAST 21ST ST JOEL BLVD GRANT AVE 2LN E 860 C 20 C 21 

FIDDLESTICKS 
BLVD GUARDHOUSE DANIELS PKWY 2LN E 860 C 32 1 C 354 

GASPARILLA BLVD FIFTH ST COUNTY LINE 2LN E 860 C 264 C 292 Constrained 

GREENBRIAR 
BLVD RICHMOND AVE JOEL BLVD 2LN E 860 C 60 C 68 

HART RD SR 78 TUCKER LANE 2LN E 860 C 347 C 364 

IDLEWILD ST METRO PKWY RANCHETTE RD 2LN E 860 C 196 C 206 

IONARD DAVIS RD McGREGOR BLVD 2LN E 860 C 366 C 445 

ISLAND PARK RD PARK RD us 41 2LN E 860 C 89 C 261 

JOHN MORRIS RD SUMMERLIN RD IONARD 2LN E 860 C 250 C 263 

KELLY RD 
McGREGOR BLVD SAN CARLOS BLVD 2LN E 860 C 255 C 268 

SAN CARLOS BLVD PINE RIDGE RD 2LN E 860 C 106 C 120 old count projection 

LAUREL DR BUS 41 BREEZE DR 2LN E 860 C 324 C 340 

LEE RD SAN CARLOS BLVD ALICO RD 2LN E 860 C 544 C 614 old count oroiection 

LEONARD BLVD GUNNERY RD WESTGATE BLVD 2LN E 860 C 655 C 711 v/c = 0.76/0.83 
COUNTRY LAKES 

LUCKETT RD 1-75 DR 2LN E 860 C 318 C 334 old count projection 

MILWAUKEE BLVD 
ALABAMA BLVD BELL BLVD 2LN E 860 C 20 1 C 212 

BELL BLVD COLUMBUS BLVD 2LN E 860 C 201 C 214 

MOODY RD HANCOCK B. PKWY PONDELLARD 2LN E 860 C 182 C 206 old count projection 

NALLE GRADE RD SLATER RD NALLE RD 2LN E 860 C 73 C 77 

NALLE RD SR 78 NALLE GRADE RD 2LN E 860 C 141 C 161 old count orolection 

NEAL RD ORANGE RIVER BL VD BUcKIDA~ ~'j g ,~r- E,\j"' 11-860 ~- 1, .c 130 C 136 

v, 1_;~~- \;J1 f<l 1.:q I\ ,, I '' ' Jj ~ Page 41 ' :.._;i;iw 
APR 3 0 2019 
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T bl 19 ( a e cont. ) E .. x1st111g an d F uture R d oa way LOS on C ounty-M' amtamec IC 11 o ectors m u· nm corporate dA reas 
100TH HIGHEST HOUR DIRECTIONAL VOLUMES 

ROADWAY LINK STANDARD 2017 2022 
EXIST 

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE NOTES 

CLUB ENTR. 4 LANE END 2LN E 860 C 393 C 488 old count 

ORANGE GROVE HANCOCK B. 
BLVD 4 LANE END PKWY 4LN E 1.790 C 393 C 488 old count 

HANCOCK B. PKWY PONDELLA RD 4LN E 1,790 C 506 C 532 

ORIOLE RD SAN CARLOS BL VD ALICO RD 2LN E 860 C 139 C 146 

PALOMINO LN DANIELS PKWY PENZANCE BLVD 2LN E 860 C 393 C 416 

PARK MEADOWS DR SUMMERLIN RD us 41 2LN E 860 C 206 C 216 

PENZANCE BLVD RANCHETTE RD SIX MILE PKWY 2LN E 860 C 124 C 136 

SAN CARLOS BLVD SUMMERLIN RD 2LN E 860 C 593 D 639 

PINE RIDGE RD SUMMERLIN RD GLADIOLUS DR 2LN E 860 C 282 C 54 1 HeritaQe Isle 

GLADIOLUS DR McGREGOR BLVD 2LN E 860 C 262 C 276 

SIX MILE PKWY DANIELS PKWY 2LN E 860 C 350 C 479 lntermed Park 
v/c = 0.83/0.88 

PLANTATION RD 
FOOT Metro Pkwy 

DANIELS PKWY IDLEWILD ST 2LN E 860 D 723 D 760 6-lanina 

IDLEWILD ST COLONIAL BLVD 4LN E 1,790 C 760 C 799 

old count, 
PRITCHETT PKWY SR 78 RICH RD 2LN E 860 C 73 C 541 Stonevbrook North 

RICH RD SLATER RD PRITCHETT PKWY 2LN E 860 C 55 C 62 old count oroiectlon 

LEELAND HEIGHTS E 12TH ST 2LN E 860 C 74 C 86 

RICHMOND AVE GREENBRIAR 
E 12TH ST BLVD 2LN E 860 C 74 C 78 

SAN CARLOS THREE OAKS 
BLVD us 41 PKWY 2LN E 860 C 421 C 443 

SANIBEL BLVD us 41 LEE RD 2LN E 860 C 340 C 357 

SHELL POINT BLVD McGREGOR BLVD PALM ACRES 2LN E 860 C 269 C 283 

SOUTH POINTE 
BLVD CYPRESS LAKE DR COLLEGE PKWY 2LD E 910 C 565 C 594 

ORANGE RIVER 
STALEY RD TICE BLVD 2LN E 860 C 189 C 215 

SW23RD ST GUNNERY RD SUNSHINE BLVD 2LN E 860 D 655 D 688 vie= 0.76/0.80 

TICE ST 
SR 80 ORTIZ AVE 2LN E 860 C 163 C 171 old count 

ORTIZ AVE STALEY RD 2LN E 860 C 198 D 711 Elementary U. 

WESTGATE BLVD SW 23RD ST LEE BLVD 2LN E 860 C 618 C 674 

WHISKEY CREEK DR 
COLLEGE PKWY SAUTERN DR 2LD E 910 C 340 C 357 

SAUTERN DR McGREGOR BLVD 2LD E 910 C 340 C 357 

WILLIAMS AVE LEE BLVD W. 6THST 2LN E 860 D 763 D fii;,002 '. ~ v/c = 0.89/0 .93 

WINKLER RD STOCKBRIDGE DR SUMMERLIN RD 2LN E 860 C 461 D 537 old count 

WOODLAND BLVD US 41 AUSTIN ST 2LN E 860 C 266 C 300 old count oroiection 

W. 6TH ST WILLIAMS AVE JOEL BLVD 2LN E 860 C 196 C 206 old count oroiection 

GUNNERY RD SUNSHINE BLVD 2LN E 860 C 239 C 252 

W. 12TH ST SUNSHINE BLVD WILLIAMS AVE 2LN E 860 C 76 C 168 old count oroiection 

WILLIAMS AVE JOEL BLVD 2LN E 860 C 92 C 104 old count projection 

W. 14TH ST SUNSHINE BLVD RICHMOND AVE 2LN E 860 C 48 C 54 old count oroiection 

0.8< v/c <0.9 = 100th hour directional volume v/c ratio between 80 and 90 percent of capaci ty 

0'.9< vie <1 .0"' 1 = 100th hour i lo a I V tio between 90 and 100 percent of capacity 
= Does not m t e OU ~ ' ' l!ro ~ low LOS standard Is acceptable on constrained roads) 

8· 10812 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 147 
1000 Sq . Ft. GLA: 453 

Directional Distribution: 50% entering , 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Ra te 

37,75 

Data Plot and Equation 

60,000 

50,000 

(/) 

~ 40,000 

C. 

~ 
II 
I-

30,000 

20,000 

10,000 

X Study Site 

X X 
X 

~ 

X 

500 

Range of Rates 

7.42 · 207.98 

xx 
X 

X 

X 

XX X 

X 

X 

X = 1000 Sq . Fl. GLA 

Fitted Curve 

X 

X 

1,000 

Fitted Curve Equation : Ln(T) = 0.68 Ln(X) + 5.57 

. w.~rm 
APR 3 0 2019 ~ 
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Standard Devia tion 

16.4 1 

X 

, X 

X 

X 

1,500 

Average Rate 

R'= 0.76 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 7 and 9 a.m. 

Sett ing/Location: General Urban/Suburban 
Number of Studies: 84 

1000 Sq . Ft. GLA: 35·1 
Directional Dis tribution: 62% entering, 38% exi ting 

Vehic le Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

0.94 

Range of Rates 

0.18-23.74 

Standard Deviation 

0 87 

Data Plot and Equation 

<I) 

'O 
C 
w 
C. 

~ 
II 
f-

1,500 

X X 

1,000 

X 

X X Xx 
X 

500 X X 

X 
X X X 

X 

X 

0a""· ---'-"---------s-oo---------,-,0-00---------.1,-so-o---' 

X = 1000 Sq. Ft. GLA 

X Study Site Fitted Curve Average Rate 

Fitted Curve Equation : T = 0.50(X) + 151 .78 R'= 0.50 

APR 
3 
O :Of~" "' • R.,,;, (Laed Uses 800-899] 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 
Number of Studies: 261 

1000 Sq. Ft. GLA: 327 
Directional Distribution: 48% en tering , 52% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

3.81 

Data Plot and Equation 
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"' 'Cl 
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0. 
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F ltted Curve 

Fitted Curve Equation : Ln(T) = 0.74 Ln{X) + 2.89 
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Standard Deviation 

2.04 
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2.000 

Average Rate 

R'= 0.82 
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Sanitary Sewer 

Vintage Commerce Center 
Comprehensive Plan Amendment 

Exhibit IV-B.2 - Public Facilities Impacts 

The proposed project falls within the Lee County Utilities Sewer Service Area and service to this area is provide by 

the Three Oaks Wastewater Treatment plant located at the Northeast corner of Three Oaks Parkway and San Carlos 

Blvd. intersection. Two existing 6 inch sewer force main stub-out connections have been provided at the project 

property line on the East side of the Three Oaks Parkway extension on the North side of Alica Road. These existing 

stub-outs are planned to provide service to the project once they have been accepted and conveyed to Lee County 

Utilities. At this time, the sewer force main utilities are in the process of being accepted by Lee County Utilities. No 

capacity problems are projected for the Three Oaks Wastewater Treatment Plant. Lee County Utilities has issued a 

Sewer Availability letter. 

Potable Water 

The proposed project falls within the Lee County Utilities Water Service Area and service to this area is 
provided by the Corkscrew Water Treatment plant located at 16101 Alico Road. Two existing 12 inch 
water main stub-out connections have been provided at the project property line on the East side of the 
Three Oaks Parkway extension on the North side of Alico Road. These existing water main stub-outs are 
planned to provide service to the project once they have been accepted and conveyed to Lee County 
Utilities. At this time, the water main utilities are in the process of being accepted by Lee County Utilities. 
No capacity problems are projected for the Corkscrew Water Treatment Plant. Lee County Utilities has 
issued a Water Availability Letter. 

Reclaimed (Irrigation Quality} Water 

There currently are no reclaimed water mains along Three Oaks Parkway extension in the vicinity of the 
proposed project. It is anticipated that a well system will be utilized to provide irrigation water for the 
project and will be permitted by the South Florida Water Management District and Lee County as 
necessary. 

Surface Water/Drainage Basins 

The subject property is located within the South Florida Water Management District (SFWMD). All new 
developments that receive approval from the SFWMD and comply with standards in Florida 
Administrative Code Chapter 62-330 will be deemed concurrent with the surface water management level 
of service standards set forth in THE LEE PLAN. Surface water management systems will be designed to 
SFWMD standards (to detain or retain excess storm water to match the predevelopment discharge rate 
for the 25-year, 3-day storm event). Storm water discharges must meet relevant water quality and surface 

Q. Grady Minor & Associates. P.A. ~ f] 
3800 Via Del Rey. Bonita Springs, FL 3W~lrfbtVElo~ME~ffinor.com . ~ n9 co 8 • 1 0 0 12 



Vintage Commerce Center 
Comprehensive Plan Amendment 

Exhibit IV-B.2 - Public Facilities Impacts 

that has been already been approved by the South Florida Water Management District. Proposed project 
improvements will be required to be permitted by the SFWMD as outlined above. The development is 
consistent with the County level of service standards. 

Parks, Recreation, and Open Space 

Based on the 2017 Lee County Concurrency Report, the 7,081 acres of existing regional parks currently 
operated by the local, state, and federal governments is sufficient to meet THE LEE PLAN non-regulatory 
level of service standard of 0.8 acres per 1,000 total permanent county population in the county. The 
existing park inventory meets the community park level of service standard in the county for the year 
2017 and will continue to do so at least through the next five years of CIP as shown within the 2018 Public 
Facilities Level of Service and Concurrency Report. 

The property is located within the Community Park South District #53 . This community park district 
inventory of 259 acres provided meets THE LEE PLAN non-regulatory level of service standard. 

Public Schools 

The subject project is located within the South Zone. The LOS standard was met in January 2018 for 
elementary and middle schools 901 and 329 available seats respectively. The LOS standard was not met 
in January 2018 for high schools with a deficit of 440 total seats. However, the inventory indicates that 
500 seats are programmed at the new Bonita Springs High School opening in 2018-19, which results in 60 
seats of available high school capacity for the south zone in the 2018-19 school year. 

COMMUNITY DEVELOPMENT 

November 15, 2018 

CRMALPDO Exh /V-82 Public Facilities lmpacts.docx 
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BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 

Cecil L Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm Wesch 
County Attorney 

Donna Marie Collins 
County Chief 
Hearing Examiner 

November 8, 2018 

Frank J. Feeney, P.E. 
Q. Grady Minor & Assoc., P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

RE: Potable Water and Wastewater Availability 
Vintage Commerce Center, 9401 Alica Road 

Via E-Mail 

STRAP #s: 03-46-25-00-00001.1100 and 03-46-25-00-00001.1090 

Dear Mr. Feeney: 

The subject property is located within the Lee County Utilities Future Service Area as 
depicted on Maps 6 and 7 of the Lee County Comprehensive Land Use Plan. Potable water 
and sanitary sewer lines have been installed along Three Oaks Extension adjacent to the 
property mentioned above; however, those lines have not yet been conveyed to, or 
accepted by, Lee County Utilities. As a result, service at the subject property is unavailable. 
To provide service to the subject parcels, the developer constructed system 
enhancements, e.g., potable water and sanitary sewer lines along Three Oaks Extension, 
must be conveyed to, and accepted by, Lee County Utilities. 

Your firm has indicated that this project will consist of 400 multi-family units, a 300-room 
hotel, and 350,000 sq. ft. of commercial uses, with an estimated flow demand of 
approximately 145,000 gallons per day. While it appears Lee County Utilities may 
presently have sufficient capacity to provide potable water and sanitary sewer service as 
estimated above; however, insofar as the necessary services lines, although constructed, 
have not yet been conveyed to, and accepted by, Lee County Utilities, service at the subject 
property will remain unavailable. 

Availability of potable water and sanitary sewer service is contingent upon final 
acceptance of the infrastructure that has been constructed by the developer to serve the 
subject property. Upon completion and final acceptance of this project, potable water 
service will be provided through our Green Meadows Water Treatment Plant. 

Sanitary sewer service may subsequently be provided by our Three Oaks Wastewater 
Treatment Plant. The Lee County Utilities' Design Manual requires the project engineer to 
perform hydraulic computations to determine what impact this project will have on our 
existing system. 

1500 Monroe Street, Fort My 1 ... www.leegov.com 
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2018-11-08 Vintage Commerce Center Letter Of Availability .Docx 
November 8, 2018 
Page 2 

This letter should not be construed as a commitment to serve, but only as to the availability of 
service. Lee County Utilities will commit to serve only upon receipt of all appropriate connection 
fees, a signed request for service and/or an executed service agreement, and the approval of all 
State and local regulatory agencies. 

Further, this letter of availability of potable water and sanitary sewer service is to be utilized for 
CPD only. Individual letters of availability will be required for the purpose of obtaining building 
permits. 

Sincerely, 

--· -, ,----7 / ---7 (,,,..,----/,/,·><✓ / 
/ ,j-,· .. /,// . . ~ // / J1 ( / ( ______ _ 

,.i~--•'tvI'~ 
/ 
Nathan Beals, PMP 
Senior Manager 
(239) 533-8157 
LEE COUNTY UTILITIES 

;~uw~rm 
APR 3 0 2019 w 
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3401 Metro Parkway 
Fort Myers, FL 33901 

Phone: (239) 533-0393 

BOARD OF COUNTY COMMISSIONERS November 19, 2018 

John Manning 
District One 

Cecil L 
Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm . 
Wesch 
County Attorney 

Donna Marie 
Collins 
Hearing Examiner 

Frank J. Feeney, P.E. 
Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

RE: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Proposed Support Facilities 

Dear Mr. Feeney, 

LeeTran has reviewed your request for service availability regarding the subject property at 
9401 Alico Road in Section 3, Township 46 S, Range 25 E. After reviewing the site and 
comparing the location with our existing and planned route locations according to the 2016 
Transit Development Plan (TDP), the following is determined: 

Currently, the site is adjacent to Route 60; the nearest stop is approximately 650 feet 
away. 
The site is within the ¼-mile fixed-route corridor and the ¾-mile ADA corridor. 
Currently, the headways on route 60 vary between 45 and 85 minutes, and runs Monday 
to Saturday. 
The 2016 TDP recommends improving frequencies to 30-60 minutes, adding Sunday 
service, and adding an additional morning trip (p.136-137). However, these 
improvements are unfunded. 

I am attaching a map of our route services in relation to the site. If you have any questions or 
require further information, please do not hesitate to contact me at (239) 533-0393 or 
avaldez@leegov.com. 

Sincerely, / 

-~.r, / L~ 
Arnold Valdez 
Transit Planner 
Lee County Transit 

CC: File 

Levi McCollum, Sr. PlaWJ~~B·fir ~.J)~ / 
1 1 ffi\.(!;, ~I.II \;'/ ~ ,J 
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Service Availability 
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THE SCHOOL DISTRICT OF LEE COUNTY 
2855 COLONIAL BLVD. • FORT MYERS, FLORIDA 33966 • WWW.LEESCHOOLS.NET 

DAWN HUFF 
LONG RANGE PLANNER 
239-337-8142 
DAWNMHU@LEESCHOOLS.NET 

November 16, 2018 

Frank Feeney, P.E. 
Q . Grady Minor & Associates, P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

RE: Vintage Commerce Center 

Dear Mr. Feeney: 

CATHLEEN O'DANIEL MORGAN 
CHAIRMAN, DISTRICT 7 

PAMELA H . LARIVIERE 
VICE CHAIRMAN, DISTRICT 5 

MARY FISCHER 
DISTRICT 1 

MELISA W. GIOVANNELLI 
DISTRICT2 

CHRIS N . PATRICCA 
DISTRICT3 

S T EVEN K. TEUBER 
DISTRICT4 

JANE E. KUCKEL, PHO 
DISTRICT6 

GREGORY K. ADKINS, ED. D. 
SUPERINTENDENT 

ROBERT DODIG, ESQ. 
BOARD ATTORNEY 

This letter is in response to your request for comments dated November 12, 2018 for the Vintage 
Commerce Center in regard to educational impact. The project is located in the South Choice Zone S2. 

The applicant's request is for 400 multi-family dwelling units. With regard to the interlocal agreement for 
school concurrency the generation rates are created from the type of dwelling unit and further broken 
down by grade level. 

For multi-family, the generation rate is .115 and further broken down into the following, .058 for 
elementary, .028 for middle and .030 for high . A total of 46 school-aged children would be generated and 
utilized for the purpose of determining sufficient capacity to serve the development. 

The Concurrency Analysis attached, displays the impact of this development and there is sufficient seats 
available to serve the need within the Concurrency Service Area (CSA). 

Thank you and if I may be of further assistance, please call me at 239-337-8142. 

Sincerely, 

Dawn Huff, Long Range Planner 

COMMUNITY DEVELOPMENT 
CPA2018-10012 

VISION : TO BE A WORLD-CLASS SCHOOL SYSTEM 



LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING AUTHORITY 
NAME/CASE NUMBER 
OWNER/AGENT 
ITEM DESCRIPTION 

LOCATION 

ACRES 
CURRENT FLU 

CURRENT ZONING 

PROPOSED DWELLING UNITS BY 
TYPE 

STUDENT GENERATION 
Elementary School 

Middle School 

High School 

CSA SCHOOL NAME 2022/23 
South CSA, Elementary 

South CSA, Middle 

South CSA, High 

Prepared by: 

Lee County School District 

Vintage Commerce Center 

CLE RE Investment I, LLC 

various amendments; all impacts in South CSA, sub area S2 

North side of Alice Rd Just west of 1-75 

33.00 

Industrial Commercial Interchange 

Commercial Planned Development 

Single Family Multi Family Mobile Home 
0 400 0 

Student Generation Rates 

SF MF MH 

:!::! 0 .058 J 

0.028 

0.03 

Source: Lee County School District, November 16, 2018 letter 

CSA Projected CSA Available 
CSA Capacity (1) Enrollment (2) Capacity 

13,291 11,993 1,298 

6,904 5,561 1,343 

8,703 8,347 356 

Projected 
Students 

23.20 

11.20 

12.00 

Projected 
Impact of 
Project 

23 

11 

12 

Adjacent CSA 
Available LOS is 100% Available 
Capacity Perm FISH Capacity 
W/lmpact Capacity w/lmpact 

1275 90% 

1332 81% 

344 96% 

(1) Permanent Capacity as defined in the lnterlocal Agreement and adopted in the five (5) years of the School District's Five Year Plan 

(2) Projected Enrollment per the five (5) years of the School District's Five Year Plan plus any reserved capacity (development has a valid 

finding of capacity) 

(3) Available Adjacent CSA capacity is subject to adjacency criteria as outlined in the lnterlocal Agreement and the School District's 

School Concurrency Manual 

Dawn Huff, Long Range Planner 

COMMUNITY DEVELOPMENT 
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SOUT H WEST FLOR I DA 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 

Cecil L Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Ri chard Wm. Wesch 
County Attorney 

Donna Marie Collins 
Hearing Examiner 

Mr. Frank Feeney, P.E. 
Grady Minor 
3800 Via Del Rey 
Bonita Springs, FL 34134 

SUBJECT: Vintage Commerce Center 
Lee County Solid Waste Division - Letter of Availability 

Dear Mr. Feeney: 

November 26, 2018 

The Lee County Solid Waste Division is capable of providing solid waste collection service 
for the referenced planned development. Disposal of the any commercial and residential 
solid waste generated from the properties within the Vintage Commerce Center 
development boundaries can be performed at the Lee County Resource Recovery Facility 
and the Lee-Hendry Regional Landfill. Plans have been made, allowing for growth, to 
maintain long-term disposal capacity at these facilities. 

Please ensure compliance with Solid Waste Ordinance No. 11-27 and LCLDC 10-261 for 
space requirements of garbage and recycling containers and accessibility of the collection 
vehicles. While there is no requirement in Ordinance No. 11-27 for bulk waste storage, 
please consider some additional space for the storage of bulk waste items that may not fit 
into a dumpster (mattress, appliance, furniture disposal etc.) for multi-family dwellings. 

Solid Waste Ordinance (11-27) establishes that the Property Owner(s) will be responsible 
for all future applicable solid waste assessments and fees. 

If you have any questions, please call me at (239) 533-8000. 

Sincerely, 

Brigitte Kantor 
Public Utilities Manager 
Solid Waste Division 

Cc: David Helmick, Environmental Specialis~;: f'l.llJt.ijT\i' . . ..• 
·llN M ,~1 ' r DEV~LOPMEf\lT 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 PA 2 0 1 8 - 1 n O 1 ~ 
Internet address http://www.lee-county.com C. 
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Ill GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Mr. Benjamin Abes 
Deputy Director 
Lee County Department of Public Safety 
P.O. Box 398 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Mr. Abes: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the 
land use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alico Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your 
agency determining the adequacy/ provision of existing I proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 

FJF/jj 

Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 

i ~llW[E:Till 
APR 3 0 2019 ® 

COMMUNITY DEVELOPMENT 

Bonita Springs, FL 34134 
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C. 2018-10012 
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II GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Fire Marshall Steve Lennon 
San Carlos Park Fire Protection & Rescue Service District 
19591 Ben Hill Griffin Pkwy. 
Fort Myers, FL 33913 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Mr. Lennon: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the 
land use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alica Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your 
agency determining the adequacy/ provision of existing/ proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 

FJF/jj 

Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 

COMMUNITY DEVELOPMENT 

Bonita Springs, FL 34134 
G:\Engineering\PROJ-ENG\C\CRMALPD0\05Pln\02Rezoning\Ltr of avail - Fire District.docx 
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II GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Ms. Loma Antoine 
Senior Transportation Planner 
Lee County Department of Transportation 
1500 Momoe Street 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Ms. Antoine: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the land 
use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alica Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your agency 
determining the adequacy/ provision of existing/ proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 

FJF/jj j PllW~Ql 
APR 3 O 2019 WJ 
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Q. Grady Minor & Associates, P.A. Ph. 239-947-1144 • Fax. 239-947-0375 
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II GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Mr. Steve Myers, Director 
LeeTran 
3401 Metro Parkway 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Mr. Myers: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the land 
use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alica Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your agency 
determining the adequacy/ provision of existing / proposed support facilities . 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 

FJF/jj 

Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 

COMMUNITY DEVELOPMENT 

Bonita Springs, FL 34134 
G:\Engineering\PROJ-ENG\C\CRMALPDO\05Pln\02Rezoning\Ltr of avail - LeeTran.docx 

CPA 2018-10012 
Ph. 239-947-1144 • Fax. 239-947-0375 

EB 0005151 • LB 0005151 • LC 26000266 
www.gradYIIlinor.com 



• GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Ms. Dawn Huff 
Long Range Planner 
The School District of Lee County 
2855 Colonial Blvd. 
Fort Myers, FL 33966 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Ms. Huff: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the land 
use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alica Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your agency 
determining the adequacy/ provision of existing/ proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 

FJF/jj 

Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 

i~~w~~ 
APR 3 O 2019 lliJ 
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Bonita Springs, FL 34134 
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Vintage Commerce Center 
Comprehensive Plan Amendment -Text 

Exhibit T6 - Lee Plan Analysis 

The application proposes to amend the Future Land Use Map of the Lee Plan to re-designate 
approximately 34+/- acres from the Industrial Commercial Interchange Future Land Use Category to 
the General Interchange Future Land Use Category. A text amendment is also proposed to reallocate 
18± acres for residential uses in Table 1 (b). The property owner desires to amend the existing CPD 
zoning to enable the property owner to pursue a mixed-use alternative that provides the option of 
including up to 400 multi-family dwelling units in lieu of commercial. The. General Interchange Future 
Land Use Category permits multi-family residential development at a density range of 8 to 14 dwelling 
units per acre, with up to 22 dwelling units per acre allowed with use of bonus density. The companion 
CPD must demonstrate compliance with the density standards for the General Interchange Future Land 
Use Category. The balance of the site would be utilized for a variety of non-residential uses including 
general commercial and hotel uses consistent with the uses permitted in the General Interchange Future 
Land Use Category and the current zoning. 

Development of multi-family residential uses on the subject property represents a much needed land 
use in this location due to the proximity to 1-75 and Alico Road, easy and convenient access to Florida 
Gulf Coast University, Southwest Florida International Airport and access to other nearby employment, 
shopping and entertainment opportunities. The County Economic Development Director noted at the 
REIS luncheon on 3/12/19 that the lack of workforce housing is an impediment to the county's economic 
expansion. This multi-family residential land use pattern is consistent with other sites having easy access 
to 1-75 interchanges throughout Lee County. An exhibit to this application identifies the various existing 
and planned residential land uses at or near the 1-75 interchanges. Attempts to create higher density 
multi-family in other locations have encountered resistance. The subject location is not adjacent to 
population centers that resist multi-family and the younger demographic. 

The majority of the property is not located within a Southwest Florida International Airport noise zone. 
Under 2 acres of the property is located within noise zone area C, which does not prohibit residential 
development. Notice to residences would be provided in accordance with Chapter 34 of the LDC with 
regard to exposure to future airport noise. 

A full analysis of the public capacity impacts has been completed consistent with the Lee County 
Comprehensive Plan Amendment Application requirements. Below, is a consistency analysis with 
other Goals, Objectives and Policies of the Lee Plan, as well as an identification of Regional and State 
Plan policies related to the proposed plan amendment. 

1. Discuss how the proposal affects established Lee County population 
{Planning Community Year 2030 Allocations), and the total population 

Future Land Use Map. IIB~U~lf.] 
March 13, 2019 Al- C,rwlMlllnor I ~ I 
CRMALPDO Exh T6 lee Plan Anafysis-rev2.docx IN U LUl::I w 

Cl\ ll l~nglrll'c1 ~· • r,and 8Uf'\'c•, n~ • l 'l;mners • l -t1n1l:-'Capf' \ n•hllf•r ls 

Q. Grady lVll~or & Associates, P.A. (' 

3800 Via Del Rey, Bonita Springs, "'~}MtJMl'Ff7f)ElVf lr@P ff adyminor. 

projections, Table 1(b) 
capacity of the Lee Plan 
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Vintage Commerce Center 
Comprehensive Plan Amendment-Text 

Exhibit T6 - Lee Plan Analysis 

A text amendment is proposed in addition to the map amendment. The text amendment includes an 
amended table l(b) which incorporates an allocation increase of 18± acres to the General Interchange 
Future Land Use Category for the Gateway/ Airport Planning Community for residential development. 

In order to maintain the population accommodation figures adopted by the BOCC, an adjustment is 
necessary in another Planning Community to reflect a reduction in acreage equal to that proposed to be 
added to the Gateway/ Airport Planning Community. Due to the large allocation of land in both the 
Urban and Central Urban Lehigh Acres Planning Community, it is staff's suggestion that the acreage 
would be reduced in the Lehigh Acres Planning Community with the corresponding increase in the 
General Interchange Future Land Use Category- Gateway/ Airport Planning Community. 

The amendment to Table l(b) 2030 population allocation proposes to increase the residential acreage 
by 18± acres in the Gateway/Airport Planning Community with a corresponding decrease in acreage in 
the Lehigh Acres Planning Community. There is no impact to the population accommodation figures 
based on the amended acreages. 

The subject property is located at the Alico Road/I-75 interchange, which has all necessary infrastructure 
in place to serve the allowable commercial and residential development permitted in the General 
Interchange Future Land Use Category. 

Large areas of Lehigh Acres are not serviced with potable water and sanitary services, mass transit, and 
modern surface water management. The subject property has central water and sewer services 
available. It is also an urban infill parcel and letters of availability have been obtained from the various 
service providers. The site is consistent with Goal 5, Objective 5.1 and Policies 5.1.1- 5.1.4. The site is 
not located in an area with physical constraints or hazards. The property is not located in Airport Noise 
Zone B therefore the site is very suitable for residential development and is located in an area convenient 
to public facilities, transportation services, recreation and employment opportunities. Because the site 
has urban services, and letters of availability have been provided by the various service providers, the 
site is appropriate for the addition of residential uses. The Planning Analysis also includes a discussion 
of the compliance with various goals, objectives and policies of the Lee Plan as discussed below. 

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. 
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OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Special areas adjacent 
to the interchanges of Interstate 75 that maximize critical access points will be designated on the 
Future Land Use Map. Development in these areas must minimize adverse traffic impacts and provide 
appropriate buffers, visual amenities, and safety measures. Each interchange area is 
designated for a specific primary role: General, General Commercial, Industrial Commercial, 
Industrial, and University Village. Residential uses are only permitted in these categories in 
accordance with Policy 1.3.2. {Ordinance No. 94-30, 99-18, 00-22, 16-02, 17-13, 18-05). 

POLICY 1.3.2: The General Interchange areas are intended primarily for land uses that serve the 
traveling public: service stations, hotel, motel, restaurants, and gift shops. But because of their 
location, market attractions, and desire for flexibility, these interchange uses permit a broad range 
of land uses that include tourist commercial, general commercial, light industria/1 /commercial, and 
multi-family dwelling units. The standard density range is from eight dwelling units per acre {8 
du/acre) to fourteen dwelling units per acre (14 du/acre). Maximum density is twenty-two dwelling 
units per acre {22 du/acre). {Ordinance No. 94-30, 99-18, 16-02, 17-12) 

The site is presently designated Industrial Commercial Interchange on the FLU map. The area has 
changed since the designation in the 80s when Alico Road was primarily industrial. The Alico/Ben 
Hill Griffin intersection and the Alico/1-75 interchange have become increasing more important 
as an area that serves the traveling public, as well as those heading south to FGCU. This 
application proposes to designate the property to the General Interchange FLU category. Both 
land use categories implement objective 1.3 of the FLU element due to the adjacency to 1-75. The 
proposed map amendment allows this critical interchange to be maximized in accordance with 
objective 1.3. Policy 1.3.2. Includes residential uses as a permitted use in the proposed General 
Interchange FLU category, which allows for a broader range of uses and increased flexibility to 
maximize the use of the Interchange area. 

The Development of FGCU, Southwest Florida International Airport and Florida Gulf Coast Town 
Center provide desirable destinations for residents. Easy access to Alico Road and 1-75 provide 
convenient and centralized accessibility to employment centers located in Lee and Collier County. 
The property owner intends to file for a companion CPD amendment to add MF residential as a 
permitted land use, in addition to a variety of general commercial land uses, also requiring 
convenient access to 1-75 and Alico Road. The CPD will contain appropriate development 
standards to insure that both residential and commercial uses will be developed in a compatible 
manner. 

POLICY 1.3.7: The following access control standards will apply to the interstate interchange 
areas of Luckett Road, Alica Road, Corkscrew Road, and Bonita Beach Road. The specified 
turning movements are not to be construed as conveying a property right or creating any 

expectation that they will be ;; 1!'/l'"'t . •11e~ nty reserves the right to modify or 
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further restrict movements as it deems necessary to address operational and safety issues. Access 
control issues for Daniels Parkway west of /-75 are governed by the controlled access resolution 
adopted by the Board of County Commissioners on October 4, 1989, as may be amended from 
time to time. The other interchange areas are state roads where access is controlled by the Florida 

I 

Department of Transportation under the provisions of Rule 14-97.003, FAC. The standard is a 
strict requirement during the rezoning and development order processes for cases after the 
effective date of this policy. 

A potential right in only access to Alica Road has been shown on the companion CPD master 
concept plan. The property owner is meeting with FOOT officials to determine whether access 
in the limited access area of 1-75 can be granted. The applicant understands that access directly 
to Alica Road will be determined by FOOT and the USOOT. 

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16 and Table 
1{b) and Policies 1.1.1 and 2.2.2} depicts the proposed distribution, extent, and location of 
generalized land uses for the year 2030. Acreage totals are provided for land in each Planning 
Community in unincorporated Lee County. No development orders or extensions to development 
orders will be issued or approved by Lee County that would allow the acreage totals for residential, 
commercial or industrial uses contained in Table 1(b) to be exceeded. This policy will be 
implemented as follows: 

1. For each Planning Community the County will maintain a parcel based database of existing 
land use. The database will be periodically updated at least twice every year, in September 
and March, for each Planning Community. 

2. Project reviews for development orders must include a review of the capacity, in acres, that 
will be consumed by buildout of the development order. No development order, or extension 
of a development order, will be issued or approved if the project acreage, when added to the 
acreage contained in the updated existing land use database, exceeds the limitation 
established by Table 1(b), Acreage Allocation Table regardless of other project approvals in 
that Planning Community. For limerock mining in Planning Community #18, see special 
requirements in Policy 33.1.4 regarding industrial acreages in Table 1{b). 

3. At each regularly-scheduled date for submission of the Lee Plan Evaluation and Appraisal 
Report, the County must conduct a comprehensive evaluation of Planning Community Map 
and the Acreage Allocation Table system, including but not limited to, the appropriateness of 
land use distribution, problems with administrative implementations, if any, and areas where 
the Planning Community Map and the Acreage Allocation Table system might be improved. 
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The acreage allocation table will need to be modified to reflect that there will be an additional 24.75± 
acres of land added to the General Interchange Future Land Use Category in the Airport/Gateway 
Planning Community. This is an amendment necessary to reflect the FLU Map amendment re­
designating the 34± acres from Industrial Commercial Interchange to General Commercial Future Land 
Use Category. 

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be 
promoted through the rezoning process to contain urban sprawl, minimize energy costs, conserve 
land, water, and natural resources, minimize the cost of services, prevent development patterns where 
large tracts of land are by-passed in favor of development more distant from services and existing 
communities. 

POLICY 2.1.1: Most residential, commercial, industrial, and public development is expected to 
occur within the designated Future Urban Areas on the Future Land Use Map through the 

I 

assignment of very low densities to the non-urban categories. 

Objective 2.1 and implementing policy 2.1.1 encourage the use of existing urban areas where services 
and infrastructure exist to serve new development. The General Interchange FLU category is a future 
urban area and has the full range of urban services available directly at the subject property, including 
water, sewer and road way capacity. Development in this location provides for a compact and 
contiguous growth pattern. 

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of the Future Urban 
Areas where adequate public facilities exist or are assured and where compact and contiguous 
development patterns can be created. Development orders and permits (as defined in F.S. 
163.3164(7)) will be granted only when consistent with the provisions of Sections 163.3202(2}(g) and 
163.3180, Florida Statutes and the county's Concurrency Management Ordinance. 

POLICY 2.2.1: Rezonings and development-of-regional-impact proposals will be evaluated as to 
the availability and proximity of the road network; central sewer and water lines; community 
facilities and services such as schools, EMS, fire and police protection, and other public facilities; 
compatibility with surrounding land uses; and any other relevant facts affecting the public health, 
safety, and welfare. 

Urban services are available at or near the project site. Schools, EMS, fire and sheriff's office services 
are available in the vicinity of the project consistent with objective 2.2 and policy 2.2.1 of the FLU 
element. 

POLICY 2.2.2: Map 1 of the Future Land Use Map series indicates the uses and density ranges 
that will ultimately be perl 1 mr op , giveQ1~parc(f!I. However, it is not a guarantee that such 
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densities or uses are immediately appropriate, as the map provides for the county's growth 
beyond the Lee Plan's planning horizon of 2030. During the rezoning process the Board of 
County Commissioners will balance the overall standards and policies of this plan with three 
additional factors: 

1. Whether a given proposal would further burden already overwhelmed existing and committed 
public facilities such that the approval should be delayed until the facilities can be 
constructed; and 

2. Whether a given proposal is for land so far beyond existing development or adequate public 
facilities that approval should be delayed in an effort to encourage compact and efficient 
growth patterns; and 

3. Whether a given proposal would result in unreasonable development expectations that may 
not be achievable because of acreage limitations contained in the Acreage Allocation Table 
(see Policy 1. 7.6, Map 16 and Table 1(b)). Additional provisions related to mining are 
provided in Policy 33.1.4. 

In all cases where rezoning is approved, such approval does not constitute a determination that 
the minimum acceptable levels of service (see Policy 95.1.3} will be available concurrent with the 
impacts of the proposed development. Such a determination must be made prior to the issuance 
of 

The applicant has analyzed public service availability and confirmed that capacity is available at the 

present time to serve the uses permitted by the proposed General Interchange FLU map designation. 
Residential uses are included in the companion CPD. Development of the site with residential uses in 
addition to commercial uses will be consistent with established LOS standards for public facilities. This 
amendment proposes to revise the table 1 (b) acreage allocation, to increase the acreage by 33.95 +/­
acres to accommodate the proposed change in FLU categories, and a corresponding reduction in acreage 

is proposed in the Industrial Commercial FLU category community. 

OBJECTIVE 2.4: FUTURE LAND USE MAP AMENDMENTS. Regularly examine the Future Land Use 
Map in light of new information and changed conditions, and make necessary modifications. 

POLICY 2.4.1: The County will accept applications from private landowners or non-profit 
community organizations to modify the boundaries as shown on the Future Land Use Map. 

Procedures, fees, and timetablesi it~ff)~ r:_e;~'flf~1Jij , 
1
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The proposed FLU map amendment provides for an interchange category with a broader range of uses 
that is more consistent with the surrounding land uses. The category also permits multi-family 
residential development on the property. As central Lee County has evolved, the property is now 
ideally situated to support a mixture of general commercial and residential land uses. This pattern of 
development is not a typical of other Lee County 1-75 interchange areas. Ease of access to 1-75 for our 
workforce and proximity to shopping, education, entertainment and SW Florida International Airport 
makes the site well-suited for both residential and commercial land uses. 

OBJECTIVE 2.11: CARRYING CAPACITY. Understand the carrying capacity of the future land use map 
and integrate the concept into planning strategies. 

The modification is to a FLU category which permits residential uses in addition to commercial land uses . 
is addressing the carrying capacity of the Lee Plan FLU map. Providing for the in-demand use of more 
residential development central to urban services and employment and where capacity exists to 
accommodate this growth is consistent with good land use planning strategies. 

GOAL 4: SUSTAINABLE DEVELOPMENT DESIGN. To pursue or maintain land development regulations 
which encourage creative site designs and mixed use developments. Using an overlay, locate appropriate 
areas for Mixed Use, Traditional Neighborhood Development, and Transit Oriented Development. 
(Amended by Ordinance No. 94-30, 07-15} 

OBJECTIVE 4.1: Maintain the current planned development rezoning process which combines site 
planning flexibility with rigorous review. (Amended by Ordinance No. 91-19, 94-30, 07-15} 

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

The subject site is currently zoned as a planned development and it is the intent of the owner 

to file a companion CPD amendment. The MCP demonstrates the location of proposed uses, 

buffers, water management and on-site preserves. 

GOAL 5: RESIDENT/Al LAND USES. To provide sufficient land in appropriate locations on the Future 
Land Use Map to accommodate the projected population of Lee County in the year 2030 in attractive 
and safe neighborhoods with a variety of price ranges and housing types. 

Q. Grady Minor & Associates, P.A. 
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OBJECTIVE 5.1: All development approvals for residential, commercial, and industrial land uses must 
be consistent with the following policies, the general standards under Goal 11, and other 
provisions of this plan. 

POLICY 5.1.1: Residential developments requmng rezoning and meeting Development of 
County Impact (DC/} thresholds must be developed as planned residential developments. 

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

POLICY 5.1.4: Prohibit residential development in all Industrial Development areas and Airport 
Noise Zone B as indicated on the Future Land Use Map, except for residences in the Industrial 
Development area for a caretaker or security guard. (Ordinance No. 94-30, 07-09, 18-05) 

The companion CPD application is an amendment to an existing CPD. The intent is to modify the schedule 
of uses to include a larger variety of commercial uses, as well as, multi-family residential uses consistent 

with the proposed General Interchange future land use category. 

The majority of the site is outside the noise contours for Southwest Florida International Airport. A very 
small portion in the northwest corner of the site is within zone C of the noise contour, requiring notice to 
property owners for potential impacts from noise associated with the airport. No portion of the site is 

within noise zone B. 

GOAL 11: MIXED USE: Encourage mixed use developments that integrate multiple land uses, public 
amenities and utilities at various scales and intensities in order to provide: diversified land development; a 
variety of housing types; greater connectivity between housing, workplaces, retail businesses, and other 
destinations; reduced trip lengths; more transportation options; and pedestrian and bicycle-friendly 
environments. 

OBJECTIVE 11.1: MIXED USE DEVELOPMENT. Allow and encourage mixed use development within 
certain future land use categories and at appropriate locations where sufficient infrastructure exists to 
support development. 

POLICY 11.1.1: Developments located within the Intensive Development, Central Urban, or Urban 
Community future land use categories that have existing connectivity or can demonstrate that 
connectivity may be created to adjacent neighborhoods are strongly encouraged to be Future Land 
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Use 1/-36 October 2018 developed with two or more of the following uses: residential, commercial 
(including office}, and light industrial (including research and development use). 

POLICY 11.1.2: Residential densities may be calculated from the entire project area when the 
development is consistent with the following: 

March 13, 2019 

• At least three uses are proposed and must include residential, commercial (including 
office) and light industrial (including research and development use) 
• The development is located in the Intensive Development, Central Urban, or Urban 
Community future land use categories. 
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Transportation Element (Please see Traffic Impact Statement prepared by TR 
Transportation Consultants, Inc.) 

GOAL 37: LEVEL OF SERVICE STANDARDS. Establish and maintain specified levels of service on state and 
county roads within unincorporated Lee County and the roads the county maintains within the 
municipalities, including those level of service standards adopted by Rule by the Florida Department 
of Transportation for Florida Intrastate Highway System (FIHS) facilities. 

POLICY 37.1.1: LOS "E" is the minimum acceptable LOS for principal and minor arterials, and major 
collectors on county-maintained transportation facilities. LOS standards for the State Highway 
System during peak travel hours are "D" in urbanized areas and "C" outside urbanized areas. 

The minimum acceptable LOS for Pine Island Road between Burnt Store Road and Stringfellow 
Boulevard is also subject to Objective 14.2. 

For minimum acceptable levels of service determination, the peak season, peak hour and peak 
direction conditions will be defined as the 100th highest volume hour of the year in the predominant 
traffic flow direction. The 100th highest hour approximates the typical peak hour during the peak 
season. Peak season, peak hour and peak direction conditions will be calculated using K-100 factors 
and "D" factors from the nearest, most appropriate county permanent traffic count station. 

POLICY 39.1.1: New development must: 

• Have adequate on-site parking. 
• Have access to the existing or planned public road system except where other public policy 

would prevent such access. 
• Fund all private access and intersection work and mitigate all site-related impacts on 

the public road system; this mitigation is not eligible for credit against impact fees. 

POLICY 40.1.1: The through traffic capacity of the county's expressways, arterials, and 
collectors will be protected by: 

• Regulating accesses to collector and arterial streets to the extent permitted by state Jaw. 

• Providing sufficient distance between land access and expressway/freeway interchanges. 

• Spacin~ signalized intersectionsl t -({1il-s1 r.f_f ' "~~l'J~-o .4 :(?~ efficient traffic signal 
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• Prohibiting on-street parking on arterials and collectors except in areas designated by the 
Board of County Commissioners. 

• Developing a system of parallel access or frontage roads along identified collectors, arterials, 
and limited access facilities. 

• Requiring access to arterials and collectors to be designed, funded, or built to meet forecasted 
use needs, including turn lanes, acceleration and deceleration lanes, and funding for future 
signalization. (Amended and Relocated by Ordinance No. 99-15} 

POLICY 40.1.2: The following standards are hereby established as the minimum desirable 
distances between connections to the county-maintained road network: 

Roadway Classification Centerline Distances (Feet) 

Arterial 660 
Collector 330 
Local Street 125 
Frontage road, reverse frontage 60 
or accessway 

Exceptions to these standards, and any criteria that would govern these exceptions, will be 
specified in the county's land development code. Certain roadways in the county are designated 
by the board as ''controlled access," to which permanent access points are restricted to locations 
established and set by a specific access plan adopted by the Board by resolution. 
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Community Facilities and Services 

GOAL 53: POTABLE WATER INFRASTRUCTURE. Provide high-quality central potable water 
service throughout Lee County. Ensure that the costs of providing facilities is borne by those who benefit 
from them. 

The proposed project falls within the Lee County Utilities Water Service Area and will connect to the 
water distribution system at the two 12 inch existing water main stub out locations that enter into the 
project on the East side of the Three Oaks Parkway extension. The construction cost associated with 
the water main connection will be paid for by the parcel developer. 

OBJECTIVE 53.1: The county will ensure the provision of acceptable levels of potable water 
service throughout the future urban areas of the unincorporated county, either directly by Lee County 
Utilities, or indirectly through franchised utility companies. 

The proposed project falls within the Lee County Utilities Water Service Area. Acceptable levels of 
service will be maintained by LCU. The proposed project will be designed to meet the applicable 
requirements to meet the regulatory agency requirements. 

POLICY 53.1.2: The minimum acceptable level of service standards for potable water 
connections to Lee County Utilities are established in Policy 95.1.3. 

The project will provide acceptable levels of service to the end users of the property through a 
network of water distribution and sewer collection services that will be designed in accordance 
with Lee County Utilities, Florida Department of Environmental Protection, and the Department 
of Health standards. 

POLICY 53.1.5: Maintain regulations that require development to connect to Lee County 
Utilities or other franchised/certificated potable water service provider. 

Proposed utility services will be designed and constructed in accordance with the appropriate 
local and state standards and regulations. 

POLICY 53.1.8: The costs of .new or augmented potable water infrastructure that is developed 
by Lee County will be borne by those who benefit from the improved supply. 
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GOAL 54: CONSERVATION. To ensure that future populations have access to potable water supplies 
and services at a reasonable price by using and encouraging conservation and resource management 
measures to reduce consumption of potable water. 

It is anticipated that the proposed project will utilize a separate irrigation water use permit to irrigate 
the project landscaping via onsite wells which will reduce the potential demand on the existing potable 
water system. 

OBJECTIVE 54.1: Continue programs in education, technical advice, demonstration, rate revisions, 
and reuse to reduce potable water consumption and the consumption of large volumes of potentially 
potable water. 

As part of the final development of each aspect of the project, internal developments will be 
encouraged to review water consumption as part of their designs. 

POLICY 54.1.1: Continue to offer public information and education programs highlighting and 
advocating various strategies of water conservation, including: 

March 13, 2019 

• creating incentives for "gray water" systems or other recycling activities; 
• adopting incentives for household and commercial use of appliances and ultralow volume 

plumbing fixtures with low water consumption rates; 
• advising householders to reduce water use; 
• creating a demand for low water use appliances by publishing ratings of water use 

efficiency 
for appliances analogous to the energy efficiency ratings for electrical appliances; 

• advocating the cost-effective use of appliances and water: i.e. run only full loads or use low 
water settings when appropriate; 

• encouraging maintenance of water systems, i.e. timely repair of dripping faucets, leaking 
water closets, broken or maladjusted sprinkler heads, etc.; 

• installing alternatives to spray irrigation devices for lawns and grounds management such 
as drip or seep systems, or at least attending to the ambient humidity and evapo­
transpiration rates in controlling sprinkler systems; 

• promoting the installation of a "rain sensor device" or "automatic switch" on all new 
irrigation systems to override the irrigation cycle of the sprinkler system when adequate 
rainfall has occurred; 

• encouraging the use of drought-tolerant ground covers and shrubbery according to the 
principles of "Florida Friendly Landscaping" (see glossary and Objective 117.2) and 
demonstrating the uses of native vegetation in landscaping; and 

• encouraging the thoughtful use of water. 

CPA2018-10012 
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As part of the final development of each aspect of the project, internal developments will be 
encouraged to review water consumption as part of their designs. 

POLICY 54.1.2: In developing and implementing local landscape regulations including the 
preservation, reforestation, and wetlands restoration requirements, preference will be given to 
native species which are adapted to the region's climatic regime. 

It is anticipated that Florida Native plant and tree species will be used for any preservation, 
reforestation, and potential restoration requirements. 

POLICY 54.1.3: Florida Friendly Landscaping, stressing the use of native vegetation, is to be 
emphasized through modifications to the county's development regulations and through direct 
action while landscaping county-owned projects. 

It is anticipated that Florida Native plants and tree species will be utilized in the creation of the 
code required landscape plans as part of the Development Order process to meet the Lee County 
development regulations. 

b. Sanitary Sewer 

GOAL 56: SANITARY SEWER INFRASTRUCTURE. In partnership with franchised/certificated 
utilities providers, provide sanitary sewer service and wastewater treatment and disposal throughout Lee 
County. 

The proposed project falls within the Lee County Utilities Sewer Service Area and will connect to the 
sewer collection system at the two 6 inch existing sewer main stub out locations that enter into the 
project on the East side of the Three Oaks Parkway extension. The construction cost associated with 
the sewer main connection will be paid for by the parcel developer 

OBJECTIVE 56.1: The county will ensure the provision of acceptable levels of sanitary sewer 
service throughout the future urban areas of the unincorporated county, either directly by Lee County 
Utilities or a utility authority, or indirectly through franchised utility companies. 

The proposed project falls within the Lee County Utilities Sewer Service Area. Acceptable levels of 
service will be maintained by LCU. The proposed project will be designed to meet the applicable 
requirements to meet the regulatory agency standards. 

POLICY 56.1.2: The minimum acceptable level of service standard for sanitary sewer 

connections to Lee County Utilities are 1~«~J~ff W&.w 
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The minimum acceptable level of service standards adopted for Lee County Utilities' sanitary 
sewer systems will apply in those franchised/certificated areas and will be used in enforcing 
concurrency regulations (see Policy 95.1.3) 

Private utilities that cannot meet the level of service standards may petition for a plan amendment 
for a revised level of service requirement for the specific private utility system if it can be proved 
that the utility has sufficient plant and system capacity to service the franchised/certificated area. 
Proof must include flow reports, occupancy rates or related statistical information. The data must 
cover the last two years. 

The proposed project falls within the Lee County Utilities Sewer Service Area. Acceptable levels 
of service will be maintained by LCU. The proposed project will be designed to meet the 
applicable requirements to meet the regulatory agency standards. 

POLICY 56.1.4: Maintain regulations that require development to connect to Lee County 
Utilities or other franchised/certificated sanitary sewer service provider, if capacity is available 
within ¼ mile of the development. 

The proposed project falls within the Lee County Utilities Sewer Service Area. 

OBJECTIVE 56.2: The county will maintain and enforce such ordinances as are necessary to 
require the connection of commercial and larger residential establishments to such public or private 
central utility systems when those systems are available for service. 

The project currently has sewer collection stub outs at the property line that will be utilized to provide sewer 
service for the project. 

c. Surface Water Management 

GOAL 59: PROTECTION OF LIFE AND PROPERTY. To reduce the hazards to life, health, and 
property created by flooding due to rainfall in a manner consistent with the community's criteria for the 
preservation of environmental values and the conservation of natural resources. 

The project falls within a master stormwater management system that has been permitted through 
the South Florida Water Management District (SFWMD). The proposed project has previously been 
permitted for construction through the SFWMD. The current proposed improvements will be 
required to be permitted through the SFWMD in order to ensure that all relevant stormwater and 
environmental requirements and criteria are met. 
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OBJECTIVE 59.1: Lee County will continue its efforts in developing a surface water management 
planning process designed to produce and maintain an up-to-date body of technical information, and, 
based on that information, the necessary surface water management plans, regulatory mechanisms, 
and facility proposals that will improve the protection of present and future uses of real property from 
stormwater flooding, while preserving or enhancing the environmental and natural resource values of 
both land and water. 

The proposed project is part of a master planned stormwater management system that discharges 
its storm water into the Alico Road drainage ditch through a concrete water control structure that 
controls the discharge in accordance with the South Florida Water Management Districts permit 
requirements. Each parcel inside the master system is required to obtain its own South Florida 
Water Management District permit and show how its respective stormwater discharge rate will be 
controlled and treated in order to meet SFWMD standards and requirements. 

OBJECTIVE 60.1: COUNTY-WIDE PROGRAM. Lee County will continue its efforts in developing a 
surface water management program that is multi-objective in scope and is geographically based on 
basin boundaries. 

As part of the Lee County DO, the proposed stormwater management system will be reviewed by 
Lee County Community Development Staff to ensure that not only the South Florida Water 
Management District requirements are met but also Lee County specific requirements are also met. 

POLICY 60.1.5: Lee County will maintain in its land development regulations requirements that 
proper stormwater management systems be installed when land is being redeveloped. 
Appropriate exemptions will be provided to this requirement for individual residential structures 
and for historic districts. The regulations may also provide modified stormwater management 
standards for publicly sponsored projects within community redevelopment areas (as defined by 
Chapter 163, Part Ill, Florida Statutes). However, this policy will not be interpreted so as to waive 
any concurrency level-of-service standards. 

A Lee County Development Order permit will be applied for and obtained. The proposed 
stormwater improvements will be designed to meet the current Lee County and SFWMD 
requirements at the time of permitting. 

POLICY 60.1.7: The level of service standards identified in Policy 95.1.3 will be updated as 
necessary based on new basin studies or more accurate information and will guide future 
investments in surface water management facilities. Procedures will be maintained to: keep levels 
of service current; maintain capacity of existing facilities; and, identify demand for new facilities . 

. . mr~t 
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The proposed improvements associated with the proposed project will be owned and 
maintained by the Property Owner's Association for the subject land parcel. 

OBJECTIVE 60.2: BASIN PROGRAM. Promote water management permitting on a basin-wide basis, as 
opposed to the current individual-site approach used by Lee County and the South Florida Water 
Management District. 

As part of the Lee County and South Florida Water Management District permitting, basin wide 
considerations are reviewed and addressed as necessary. 

OBJECTIVE 60.5: INCORPORATION OF GREEN INFRASTRUCTURE INTO THE SURFACE WATER 
MANAGEMENT SYSTEM. The long-term benefits of incorporating green infrastructure as part of the 
surface water management system include improved water quality, improved air quality, improved 
water recharge/infiltration, water storage, wildlife habitat, recreational opportunities, and visual relief 
within the urban environment. 

Green infrastructure may be considered during the permitting process with the South Florida 
Water Management District to address potential stormwater benefits. This type of green 
stormwater treatment element will be evaluated during the permitting process to determine 
the proper stormwater treatment process. The required native vegetation preservation 
requirements will be reviewed and addressed to meet Lee County standards and requirements. 

POLICY 60.5.1: The county encourages new developments to design their surface water 
management systems to incorporate best management practices including, but not limited to, 
filtration marshes, grassed swales planted with native vegetation, retention/detention lakes with 
enlarged littoral zones, preserved or restored wetlands, and meandering flow-ways. 

The suggested best management stormwater management practices will be evaluated during 
the permitting process to determine which options provide the best treatment options in 
conjunction with the final project configuration. 

POLICY 60.5.2: The county encourages new developments to design their surface water 
management system to incorporate existing wetland systems. 

There currently are not any wetland systems on the project. 

POLICY 61.1.6: When and where available, reuse water should be the first option for meeting 
irrigation needs of a development. Where reuse water is not available, surface water or low quality 
groundwater should be utilized for irrigation. All other potential water sources must be eliminated 

prior to selecting potable I •i iF"~'W -;.~ i!ff meeting the irrigation needs of a 
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development. New developments will coordinate with county staff regarding the source of 
irrigation water. 

Reuse water is currently not available at the project site. At this time, a well system is being 
contemplated as a source of irrigation water and will be permitted as necessary thru Lee County 
and the South Florida Water Management District. 

OBJECTIVE 61.2: MIMICKING THE FUNCTIONS OF NATURAL SYSTEM. Support a surface water 
management strategy that relies on natural features (flow ways, sloughs, strands, etc.) and natural 
systems to receive and otherwise manage storm and surface water. 

The proposed project site is inside a permitted South Florida Water Management District master 
stormwater system. This system has already created a drainage ditch collection system that 
ultimately discharges into the Alico Road Drainage ditch on the North side of the right of way 
through a concrete water control structure. There are no natural flow ways, sloughs, or strands on 
the subject property or the surrounding area. 

POLICY 61.2.4: Where feasible within future urban areas, surface water management plans are 
encouraged that mimic the functions of natural systems, notwithstanding the type or intensity of 
development permitted. 

The design of the final stormwater management system will be in accordance with the 
appropriate South Florida Water Management District requirements as well as the ultimate use 
of the subject property. Where possible, green infrastructure associated with stormwater best 
management practices will be considered dependent on the ultimate use of the project. 

OBJECTIVE 61.3: GENERAL SURFACE WATER MANAGEMENT STANDARDS. Lee County will continue 
to provide sufficient performance and/or design standards for development protective of the function 
of natural drainage systems. 

The proposed project is inside a created drainage system that is permitted by the South Florida 
Water Management District. There are no Natural Drainage Systems inside the subject property 
except for the man-made drainage ditches that are part of the master stormwater collection system. 

POLICY 61.3.1: Provide sufficient performance and design standards to require postdevelopment 
runoff to approximate the total characteristics of the natural flow prior to development. 

A South Florida Water Management District permit will be obtained meeting the current design 
standards and requirements. 
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POLICY 61.3.6: Developments must have and maintain an adequate surface water management 
system, provision for acceptable programs for operation and maintenance, and post-development 
runoff conditions which reflect the natural surface water flow in terms of rate, direction, quality, 
hydroperiod, and drainage basin. Detailed regulations will continue to be integrated with other 
county development regulations. 

A South Florida Water Management District permit will be obtained meeting the current design 
standards and requirements. 

POLICY 61.3.8: The banks of wet retention and detention areas must be sloped to promote growth 
of vegetation and safeguard against accidents. 

The proposed stormwater management improvements will be designed to meet Lee County and 
South Florida Water Management District requirements for slope treatment and shape. 

POLICY 61.3.12: The design of shorelines of retention and detention areas and other excavations 
must be sinuous rather than straight. 

The proposed stormwater management improvements will be designed to meet Lee County and 
South Florida Water Management District requirements for slope treatment and shape. 

POLICY 61.3.13: Installation of erosion control devices for development activities adjacent to 
waterbodies, water courses, and wetlands will be required . Such control devices must be 
maintained to ensure operational effectiveness. 

The proposed improvements will be designed to meet Lee County and South Florida Water 
Management District criteria associated with erosion control and the specific erosion control 
devises. Additionally, the project will obtain the required FDEP National Pollution Discharge 
Elimination System permit further defining erosion control measures. 
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Conservation and Coastal Management (Please see Environmental Report 
prepared by DexBender) 

OBJECTIVE 107.1: RESOURCE MANAGEMENT PLAN. The county will continue to 
implement a resource management program that ensures the long-term protection and enhancement 
of the natural upland and wetland habitats through the retention of interconnected, functioning, and 
maintainable hydroecological systems where the remaining wetlands and uplands function as a 
productive unit resembling the original landscape. 

POLICY 107.2.4: Encourage the protection of viable tracts of sensitive or high-quality natural 
plant communities within developments. 
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POLICY 135.1.4: Provide for housing bonus density to stimulate the construction of very-low, 
low and moderate income affordable housing in Lee County. 

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 

The location of the 34± acre plan amendment is not adjacent to any other local government jurisdiction 

and will have no impact to any local government. 

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan 
amendment. 

There are no relevant GOP's in the Regional Policy Plan applicable to this FLU Map amendment. 

The proposed Lee Plan Amendment is not inconsistent with the State Comprehensive Plan, Chapter 187 
F.S. The proposed Land Use Change affects 35 acres of property. The property has urban development 
immediately adjacent to the north and the site has access to arterial and collector roadway (Alico Road 
and Three Oaks Parkway). The site also has urban public utility services available, and Lee County 
Utilities has confirmed that there is available capacity to serve the proposed mix of uses permitted in 
this FLU category. 

The proposed amendment is consistent with the State Comprehensive Plan. 
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INTRODUCTION 

The 33.95± acre project is located within a portion of Section 3, Township 46 South, 
Range 25 East, Lee County, Florida. The parcel is bordered to the north by undeveloped 
land and pasture, to the west by Three Oaks Parkway, to the south by Alica Road, and to 
the east by 1-75. 

SITE CONDITIONS 

The majority of this site consists of exotic invaded pine flatwoods and fallow pasture. 

VEGETATIVE CLASSIFICATIONS 

The predominant vegetation associations were mapped in the field on 2018 digital 1" = 
200' scale aerial photography. The property boundary was provided by GradyMinor and 
inserted into the digital aerial. The property boundary was not staked in the field at the 
time of our site inspection and was, therefore, estimated based on the overlay of the 
approximate boundary on the aerial photography. Five vegetation associations were 
identified using the Florida Land Use, Cover and Forms Classification System (FLUCCS). 
The Protected Species Assessment Map (Appendix A) depicts the approximate location 
and configuration of these vegetation associations and Table 1 summarizes the acreages 
by FLUCCS Code. A brief description of each FLUCCS Code is also provided below. 

T bl 1 A a e creaQe s ummary 1y o e b FLUCCS C d 
FLUCCS DESCRIPTION ACREAGE 

CODE 
262 Fallow Pasture 8.00 

411E1 Pine Flatwoods Invaded by Exotics (10-25%) 21.66 

510D Ditches 1.50 
740 Disturbed Land 0.14 
743 Spoil Areas 2.65 

Total 33.95 

FLUCCS Code 262, Fallow Pasture 
The western portion of the site includes remnant improved pasture which is no longer 
being actively grazed. Vegetation consist primarily of Bahia grass (Paspalum notatum) 
and smutgrass (Sporobolus indicus). Scattered Caesarweed (Urena lobata), ragweed 
(Ambrosia artemisiifolia), whitehead broom (Spermacoce verticillata), and guinea grass 
(Panicum maximum) are also present. 
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Figure l Protected Species Assessment Map 
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FLUCCS Code 411 E1, Pine Flatwoods Invaded by Exotics (10-25%) 
This association is characterized by a canopy dominated by slash pine (Pinus elliottii) and 
groundcover dominated by saw palmetto (Serenoa repens). Additional vegetative 
species include grapevine (Vitis rotundifolia), scattered dahoon holly (//ex cassine), wax 
myrtle (Myrica cerifera), widely scattered cabbage palm (Sabal palmetto), and myrsine 
(Rapanea punctata). This area has been invaded by exotic vegetation including ear leaf 
acacia (Acacia auricufiformes), Brazilian pepper (Schinus terebinthifolius), melaleuca 
(Melaleuca quinquenervia), cogon grass (lmperata cylindrica), and downy rose-myrtle 
(Rhodomyrtus tomentosa). 

FLUCCS Code 51 OD, Ditch 
These man-made drainage features are vegetated by species such as pickerelweed 
(Pontedaria cordata), willow (Salix caro/iniana), cattail (Typha sp.), hempvine (Mikania 
scandens), Brazilian pepper, and alligator weed (Alternanthera philoxeroides), 

FLUCCS Code 740, Disturbed Land 
A small area of previously disturbed pine flatwoods is present in the northern end of the 
site and is vegetated by species such as Bahia grass, broomsedge (Andropogon sp.), 
widely scattered little blue maidencane (Amphicarpum muhlenbergianum), slash pine, 
and melaleuca. 

FLUCCS Code 743, Spoil Areas 
This FLUCCS Code was used to denote the filled areas around the perimeter of the site 
which are associated with portions of the existing stormwater management system and 
roads. Vegetation in these areas includes Bahia grass, ragweed, Caesarweed, 
whitehead broom, pusley (Richardia sp.), torpedo grass (Panicum repens), and goatweed 
(Scoparia dulcis). Two small paved portions of the Three Oaks Parkway extension are 
present in this association. 

SURVEY METHOD 

Lee County Protected Species Ordinance No. 89-34 lists several protected species of 
animals that could potentially occur on-site based on the general vegetative associations 
found on the subject parcel. Each habitat type was surveyed for the occurrence of these 
and any other listed species likely to occur in the specific habitat types. The survey was 
conducted using meandering linear pedestrian belt transects. This survey methodology 
is based on the Lee County administratively approved Meandering Transect 
Methodology. In order to provide at least 80 percent visual coverage of habitat types 
listed in Ordinance No. 89-34, the transects were spaced approximately 75 feet apart. 
The approximate locations of all direct sighting or signs (such as tracks, nests, and 
droppings) of a listed species were denoted on the aerial photography. The 1" = 200' 
scale aerial Protected Species Assessment map (Appendix A) depicts the approximate 
location of the survey transects and the results of the survey. The listed species survey 
was conducted during the morning hours of September 25, 2018. During the survey the 
weather was warm, sunny, andm l. . · r.-'.'I 
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Species listed as endangered, threatened, or species of special concern by the Florida 
Fish and Wildlife Conservation Commission (FWC) or the United States Fish and Wildlife 
Service (FWS) that could potentially occur on the subject parcel according to the Lee 
County Protected Species Ordinance are shown in Table 2. This list from the Lee County 
Protected Species Ordinance is general in nature, does not necessarily reflect existing 
conditions within or adjacent to the 33.95± acre property, and is provided for general 
informational purposes only. The bald eagle (Haliaeetus leucocephalus) (which has been 
delisted by the FWC and FWS but is still protected by other regulations), burrowing Owl 
(Athene cunicularia floridana), the Florida black bear (Ursus americanus floridanus) 
(delisted in 2012 and still protected by the Florida Black Bear Management Plan), and the 
Florida bonneted bat (Eumops floridanus) (which was listed by the FWS after Ordinance 
No. 89-34 was adopted by Lee County) were also included in the survey. 

Prior to conducting the protected species survey, a search of the FWC listed species 
database (updated in June 2018) was conducted to determine the known occurrence of 
listed species in the project area. This search revealed no known protected species 
occurring on or immediately adjacent to the site. 

T bl 2 L" t d S a e IS e ipec,es a OU o en ,a 1y Th t C Id P t f II 0 ccur 0 't n-s, e 

FLUCCS 
Percent 

CODE 
Survey Species Name Present Absent 

Coverage 
262 80 None 

411E1 80 Gopher Frog (Rana areolata) ✓ 
Eastern Indigo Snake (Drymarchon corais ✓ 

coupen) 
Gopher Tortoise (Gopherus polyphemus) ✓ 
Red-cockaded Woodpecker (Picoides ✓ 

borealis) 
Southeastern American Kestrel (Falco ✓ 

sparverius paulus) 
Big Cypress Fox Squirrel (Sciurus niger ✓ 

avicennia) 
Florida Black Bear ( Ursus americanus ✓ 

floridanus) 
Florida Panther (Fe/is concolor coryi) ✓ 
Beautiful Pawpaw (Deeringothamnus ✓ 

pulchellus) 
Fakahatchee Burmannia (Burmannia flava) ✓ 
Florida Coontie (Zamia floridana) ✓ 
Satinleaf (Chrvsophvllum olivaeforme) ✓ 
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FLUCCS Percent 

CODE Survey Species Name Present Absent 
Coverage 

510D 80 American Alligator (Alligator ✓ 
mississippiensis) 

Limpkin (Aramus guarauna) ✓ 
Little Blue Heron (Egretta caerulea) ✓ 
Reddish Egret (Egretta rufescens) ✓ 
Roseate Spoonbill (Ajaia ajaja) ✓ 
Snowy Egret (Egretta thu/a) ✓ 
Tricolored Heron (Egretta tricolor) ✓ 
Everglades Mink (Mustela vison ✓ 

evergladensis) 

740 80 None 

743 80 Gopher Tortoise (Gopherus polyphemus) ✓ 

SURVEY RESULTS 

No species listed by either the FWS or the FWC were observed on the site during the 
protected species survey. In addition to the site inspection, a search of the FWC species 
database (updated in June 2018) revealed no known protected species within or 
immediately adjacent to the project limits. No live trees with cavities or artificial structures 
were observed on-site. 
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Description Acreage ~8 Fallow Pasture B.00 ac. 
Pine Flatwoods Invaded by Exotics (1 D-25"/e) 21 .66ac. 
Ditches 1.50 ac. 
Disturbed Land 0.14ac. 
Spoil Areas 2.65ac. 

Total 33.95 ac. 
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• GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 28, 2018 

Ms. Mikki Rozdolski 
Manager, Community Development Operations 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, FL 33901 

RE: Alico/I-75 Comprehensive Plan Amendment (Vintage Commerce Center) 

Dear Ms. Rozdolski: 

Enclosed please find an application for a Comprehensive Plan Amendment. The subject 34+/­
acre property is located on the northeast quadrant of Alica Road and Three Oaks Parkway. The 
property lies within in the Industrial Commercial Interchange Future Land Use Category on the 
Lee County Future Land Use Map and is currently zoned CPD. 

The application proposes to amend the Future Land Use Map of the Lee Plan to re -designate 
approximately 34+/- acres from the Industrial Commercial Interchange Future Land Use Category 
to the General Interchange Future Land Use Category. The property owner desires to amend the 
existing CPD zoning to enable the property owner to pursue a mixed -use alternative that 
incorporates up to 400 multi-family dwelling units. The General Interchange Future Land Use 
Category permits multi-family residential development at a density range of 8 to 14 dwelling units 
per acre, with up to 22 dwelling units per acre allowed with use of bonus density. The companion 
CPD will demonstrate compliance with the density standards for the General Interchange Future 
Land Use Category. The balance of the site would be utilized for a variety of non-residential uses 
including general commercial and hotel uses consistent with the uses permitted in the General 
Interchange Future Land Use Category. 

Please feel free to contact me if you have any questions. 

Sincerely, 

D. Wayne Arnold, AICP 

Cc: Brian Intihar 
Neale Montgomery, Esq. 
GradyMinor File 

Q. Grady Minor & Associates, P .A. 
3800 Via Del Rey 
Bonita SpDJ)gs, FL 34134 . . 

CPA2018· 10013 
Ph. 239-947-1144 Fax. 239-947-0375 
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APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - MAP 

ProjectName: Vintage Commerce Center 

Project Description: Amend the Future Land Use Map designation on 33 .95+/- acres from Industrial Commercial Interchange 

to General Interchange. 

Map(s) to Be Amended: Lee Map L Page 1 of 8 

State Review Process: D Small-Scale Review 

1. Name of Applicant: CLE FL RE Investment I LLC 

Address: 1100 Euclid Ave. Suite 300 

City, State,Zip: Cleveland OH 44115 

D State Coordinated Review []I Expedited State Review 

Phone Number: 216.696.5442 x 444 E-mail : brintihar@crminc.us 

2. Name of Contact: D. Wayne Arnold. AICP. 0. Grady Minor & Associates. P.A. 

Address: 3800 Via Del Rey 

City, State, Zip: Bonita Springs, FL 34134 

Phone Number: 239-947-1144 Email: warnold@gradyminor.com 

3. Owner(s) of Record: CLE FL RE Investment I LLC 
Address: 1100 Euclid Ave. Suite 300 
City, State, Zip: Cleveland OH 44115 

Phone Number: 216 .696.5442 x 444 

4. Property Location: 
1. Site Address: Access Undetermined and 9401 Alico Road 

E-mail : brintihar@crminc.us 

2. STRAP(s): 03-46-25-00-00001.1090 and 03-46-25-00-00001.1100 

5. Property Information: 

Total Acreage of Property: 33 .95 Total Acreage Included in Request: 33 .95 
Total Uplands: 33 .95 Total Wetlands: 0 Current Zoning: Vintage Commerce Center CPD 

Current Future Land Use Category(ies): Industrial Commercial Interchange 
Area in Each Future Land Use Category: "'3"'-3=.9-=-5 ________________________ _ 

Existing Land Use: Undeveloped Commercial 

6. Calculation of maximum allowable development under current Lee Plan: 

Residential Units/Density:_Q_ Commercial Intensity: 33 .95 Acres x 10.000 S.F. = 339.500 S.F. 

Industriallntensity: 33 .95Acresx11.500 S.F. = 390.425 S.F. 

7. Calculation of maximum allowable development with proposed amendments: 

Residential Units/Density: 400* (density beyond 14 units per acre will utilize Pine Island TDU's 

Commerciallntensity: 350,000 SF and 300 hotel units * Industriallntensity: Q 

* The overall intensity of the development will not exceed that of commercial intensity (350k SF retail and 300 Hotel rooms) . 
Should a residential option be developed on the subject property, the square footage of the commercial component will be 
reduced. 

j ' J ' 

Lf e County Com r;eµ~, sive ~!an tfap Amendment Application Form ( 10/2018) Page 1 of 4 
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Public Facilities Impacts 

NOTE: The applicant must calculate public facilities impacts based on the maximum development. 

1. Traffic Circulation Analysis: The analysis is intended to detennine the affect of the land use change on the Financially 
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon). 
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative 
Code (AC)l3-17. 

a. Proposals affecting less than 10 acres, where development parameters are contained within the Traffic Analysis 
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/ 
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and 
AC-13-17. Identification of allowable density/intensity in order to detennine socio-economic data for affected 
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is 
required consistent with AC-13-17 and the Lee County TIS

1

Guidelines to detennine required components of 
analysis for: 

i. Total peak hour trip generation less than 50 total trip ends - trip generation. 

ii. Total peak hour trip generation from 50 to 300 total trip ends - trip generation, trip distribution and trip 
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis 
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan 
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s) 
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis 
criteria in AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss 
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term 
analysis. 

m. Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip 
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS 
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS 
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will 
include any portion ofroadway segments within an area three miles offset from the boundary of the 
application legal description metes and bounds survey. LOS analysis will also include any 
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application. 

b. Map amendment - greater than 10 acres -Allowable density/intensity will be detennined by Lee County Planning 
staff. 

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

~;:::::::=~~~::~:::,::::: ::::::h::::: :~::::~•) the follOfflng (see ilth;f m:cza~e&~ 
b. Current LOS, and LOS standard of facilities serving the site 1 " • ,! 
c. Projected 2030 LOS under existing designation APR 3 0 2019 · 
d Projected 2030 LOS under proposed designation 
e. Existing infrastructure, if any, in the immediate area with the potential to serve the subj,s;)tr I~l?fITT 
f Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and loJ';~ J¥r£lEWELQPMENT 
g Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water 

CPA2018-10013 
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In addition to the above analysis, provide the following for potable water: 

a. 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. 

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

c. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation. 
d. Include any other water conservation measures that will be applied to the site (see Goal 54). 

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed support 
facilities, including: 

a. Fire protection with adequate response times 
b. Emergency medical service (EMS) provisions 
c. Law enforcement 
d. Solid Waste 
e. Mass Transit 
f. Schools 

In reference to above, the applicant must supply the responding agency with the information from application items 
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the 
responding agency. 

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 change based upon the following: 

I . A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the information). 
3. A topographic map depicting the property boundaries and 100-year flood prone areas indicated (as identified by FEMA). 
4. A map delineating the property boundaries on the most recent Flood Insurance Rate Map. 
5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 
6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, stateor 

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). 

Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archaeologically sensitive areas) and provide an analysis of 
the proposed change's impact on these resources. The following should be included with the analysis: 

1. A map of any historic districts and/or sites listed on the Florida Master Site File which are located on the subject property 
or adjacent properties. 

2 A map showing the subject property location on the archaeological sensitivity map for Lee County. 

Internal Consistency with the Lee Plan 

1. Discuss how the proposal affects established Lee County population projections, Lee Plan Table 1 (b) 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 or that affect the subject property. 
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. 

State Policy Plan and Regional Policy Plan 

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan 
amendment. 

Justify the proposed amendment based upon sound planning principles 

Support all conclusions made in this justification with adequate data and analysis. ~- ·· .. 
Pl nnfu Communities/Commuhi . Rian Area Re uirements 

llf locate~;withip._a:~lanntng po~ut;i.\ /~~~unity plan area, provide a meeting summary document of the required public 
ihformat1qnall sess1qn [Lee Plan:Goa1 J]i\ ~,r 1 :. 
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Sketch and Legal Description 

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 comer. 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. 

• • 
• 
• 
• 
• 
• • 
• 
• 
• 
• • • 
• • 
• 

• 

SUBMITTAL REQUIREMENTS 

Clearly label all submittal documents with the exhibit name indicated below. 

For each map submitted, the applicant will be required to submit a 24"x36" version and 
8.5"x11" reduced map for inclusion in public hearing packets. 

MINIMUM SUBMITTAL ITEMS (3 Copies) 

Completed Application (Exhibit-Ml) 

Filing Fee (Exhibit - M2) 

Disclosure oflnterest (Exhibit - M3) 

Surrounding Property Owners List, Mailing Labels, and Map For All Parcels Within 500 Feet of the Subject Property 
(Exhibit - M3) 
Future Land Use Map - Existing and Proposed (Exhibit - M4) 

Map and Description of Existing Land Uses (Not Designations) of the Subject Property and Surrounding Properties 
(Exhibit - MS) 
Map and Description of Existing Zoning of the Subject Property and Surrounding Properties (Exhibit - M6) 

Signed/Sealed Legal Description and Sketch of the Description for Each FLUC Proposed (Exhibit - M7) 

Copy of the Deed(s) of the Subject Property (Exhibit -M8) 

Aerial Map Showing the Subject Property and Surrounding Properties (Exhibit - M9) 

Authorization Letter From the Property Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit- MIO) 

Lee Plan Analysis (Exhibit - Ml 1) 

Environmental Impacts Analysis (Exhibit- M12) 

Historic Resources Impact Analysis (Exhibit - M13) 

Public Facilities Impacts Analysis (Exhibit - Ml4) 

Traffic Circulation Analysis (Exhibit - M15) 

Existing and Future Conditions Analysis -
Sanitary Sewer, Potable Water, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Exhibit -
Ml6) 

Letter of Determination For the Adequacy/Provision of Existing/Proposed Support Facilities - Fire 
Protection, Emergency Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools 
(Exhibit - Ml 7) 

• State Policy Plan and Regional Policy Plan (Exhibit - Ml 8) "7'' c;--:7 ~r-.~--:-.,. ,~1~-:.:-: r;-, - i~, 

• ' :; 1 · · IJ \'!J r·- · j Justification of Proposed Amendment (Exhibit-Ml9) ,,, ··\.:~~ 1, ·,1'· 
, t i ,, ,r ,I i • 

• Planning Communities/Community Plan Area Requirements (Exhibit - M20) '\ \ 1,;,,-~J 
•, 

~~1i1 , · 1 
ti:h] APR 3 0 2ffl9 ~ 

APPLICANT - PLEASE NOTE: COMMUNITY DEVELOPMENT 
Once staff has determined the application is sufficient for review, 15 complete copies will be required to be submitted to 
staff. These copies will be used for Local Planning Agency hearings, Board of County Commissioners hearings, and State 
Reviewing Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies. 

' 
If you have any questions regarding this application, please contact the Planning Section at (239)533-8585. 

Lee County Comprehensive Plan Map Amendment Application Form ( 10/2018) Page 4 of4 
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AFFIDAVIT 

Brian M. Intihar as Authorized Agent for CLE FL RE Investment I, LLC 
Printed Name of Applicant 

Oko 
STATE Of ,,p.bQR!DA 
COUNTY OF l:ff-~--~~~ 

The foregoing instrument was sworn to (or affirmed) and subscribed before me on ' ~ ate) by Brian 
M. Intihar as Authorized Agent for CLE FL RE Investment I. LLC (name of person providing oath or 
affirmation), who is personally known to me or who has produced __ (type of identification) as 
identification . 

APR 3 0 ;__~ J 

COrllMUNITY DEVELOPMENT 

%tad)'{'~ 
Notary Public, State of Ohio 

My Commission Expires July 2 1, 202 J 

Lee County Comprehensive Plan Amendment Application Form (05/2017) Page 9 of 9 
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AFFIDAVIT OF AUTHORIZATION 
Exhibit M10 

APPLICATION IS SIGNED BY INDIVIDUAL OWNER, APPLICANT, CORPORATION, LIMITED 
LIABILITY COMPANY (L.L.C.), LIMITED COMPANY (LC.), PARTNERSHIP, LIMITED 

PARTNERSHIP, OR TRUSTEE 

I, Brian M Intihar (name), as Authorized Agent (owner/title) for CLE FL RE Investment I, LLC (company/property), 
swear or affirm under oath, that I am the owner or the authorized representative of the owner(s) of the property 
and that: 

*Notes: 

1. I have full authority to secure the approval(s) requested and to impose covenants and restrictions on 
the referenced property as a result of any action approved by the County in accordance with this 
application and the Land Development Code; 

2. All answers to the questions in this application and any sketches, data or other supplementary matter 
attached hereto and made a part of this application are honest and true; 

3. I do hereby authorize the staff of Lee County Community Development, with notice to the landowner, 
to enter upon the property during normal working hours for the limited purpose of evaluating this 
application; and that 

4 . The property will not be transferred, conveyed, sold or subdivided unencumbered by the conditions 
and restrictions imposed by the approved action . 

• If the applicant is a corporation, then it is usually executed by the corp. pres. or v. pres. 
• If the applicant is a Limited Liability Company (L.L.C.) or Limited Company (L.C.) ., then the documents should 

typically be signed by the Company's "Managing Member." 
• If the applicant is a partnership, then typically a partner can sign on behalf of the partnership. 
• If the applicant is a limited partnership, then the general partner must sign and be identified as the "general 

partner" of the named partnership. 
• If the applicant is a trustee, then they must include their title of "trustee." 
• In each instance, first determine the applicant's status, e.g., individual, corporate, trust, partnership, estate, etc., 

and then use the appropriat format for that ownership. 

Under penalties of perjury, I declare that I have read the foregoing Affidavit of Authorization and that 
the facts stated in it are tru . 

Date 

r .. 1 _ ..•• 1, i! •1 
' ~ ,J •. ( • ' '{ "i I ' l 
~ ~ ~-:-,, ·-11·-__:,, ~ 

************NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE A ;~1R0V:A
0

L~***********
0

* __ ,f .. ❖I 1 . 

ALL OTHER APPLICATION TYPES MUST BE NOTARIZED APR 3 o 2019 

ST ATE OF F-1:eR+BA C) h: o 
COUNTY OF ~ 0 ck/s.._ COMMUNITY DEVELOPMENT 

The foregoing instrument was sworn to (or affirmed) and subscribed before me on Hh 0 ..::b/ r (date) by 
Brian M. Intihar as Authorized Agent for CLE FL RE Investment I, LLC (name of person providing oath or 

affirmation), who is personally known to me or who has produced - ~ -------------

(type of identification) as identification ~£'_. ~ 
STAMP/SEAL S~ ry Public ~ 

, , , I ' , • ' !": t , , 
(Updated 05/2013 ~ t~ru Ord . 1 ~-05) P:\WEBP_age\.( \AffidavitofAuthorization .doc Page 1 
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DISCLOSURE OF INTEREST 
AFFIDAVIT 
Exhibit M3 

BEFORE ME this day appeared Brian M Intihar as Authorized Agent for CLE FL RE 
Investment I, LLC, who, being first duly sworn and deposed says: 

1. That I am the record owner, or a legal representative of the record owner, of the 
property that is located at 9401 Alico Road and is the subject of an Application for zoning action 
(hereinafter the "Property"). 

2. That I am familiar with the legal ownership of the Property and have full 
knowledge of the names of all individuals that have an ownership interest in the Property or a 
legal entity owning an interest in the Property. 

[OPTIONAL PROVISION IF APPLICANT IS CONTRACT PURCHASER: In addition, I · am 
familiar with the individuals that have an ownership interest in the legal entity that is under 
contract to purchase the Property.] 

3. That, unless otherwise specified in paragraph 6 below, no Lee County 
Employee, County Commissioner, or Hearing Examiner has an Ownership Interest in the 
Property or any legal entity (Corporation , Company, Partnership, Limited Partnership, 
Trust, etc.) that has an Ownership Interest in the Property or that has contracted to 
purchase the Property. 

4. That the disclosure identified herein does not include any beneficial 
Ownership Interest that a Lee County Employee, County Commissioner, or Hearing 
Examiner may have in any entity registered with the Federal Securities Exchange 
Commission or registered pursuant to Chapter 517, whose interest is for sale to the general 
public. 

5. That , if the Ownership Interest in the Property changes and results in this 
affidavit no longer being accurate, the undersigned will file a supplemental Affidavit that 
identifies the name of any Lee County Employee, County Commissioner, or Hearing 
Examiner that subsequently acquires an interest in the Property. 

6. Disclosure of Interest held by a Lee County Employee, County Commissioner, 
or Hearing Examiner. 

Name and Address 
N.A. 

' 

l · APR 3 o z~ 19 
Web/Dlscolsureoflnterest (07/2017) 

I I 

·,! 

COMMUNITY :DEVELOPM. NT 
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Percentage of 
Ownership 

CPA20 t 4B-100II 



Under penalty of perjury, I declare th I have read the foregoing and the facts alleged are 
true to the best of my knowledge an elief. 

Pro y Owner 
A,.l'l-7¥-1-~~ ~ -

0...l ?, of; EL ),N\./2-,T/vl v--C "' 1...-\ e 
Print Name 

**********NOTE: NOTARY PUBLIC 15 NOT REQUIRED FOR ADMINISTRATIVE APPROVALS********** 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE OF ELGRIDAC)J.;o 
COUNTY OF -b&& CtA-cfcti.t~g'1\. 

r The foregoing instrument was sworn to (or affirmed) and subscribed before me on 
~/, )/ ;2DJ 9 (date) by ,&:au.J ~-1-;2.o. (name of person 
providing oath or affirmation) , who is P.e rsonally known to me or who has produced _ 
_ (type of identification) as identification. 

STAMP/SEAL 

~ dJ(. ~ 
Notary Public, State of Ohio 

My Commission Expires July 21, 202 1 

CPA20 tB· 1001-J 
Web/Discolsureoflnterest (07/2017) Page 2 
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EXHIBIT M10 
LETTER OF AUTHORIZATION 

TO LEE COUNTY COMMUNITY DEVELOPMENT 

The undersigned do hereby swear or affirm that they are the fee simple title holders and owners of record 
of property commonly known as STRAP Numbers 03-46-25-00-00001 .1090 and 03-46-25-00-00001 .1100 
and legally described in exhibit A attached hereto. 

The property described herein is the subject of an application for zoning or development. We hereby 
designate Q. Grady Minor & Associates. P.A. and Pavese Law as the legal representative of the property 
and as such, this individual is authorized to legally bind all owners of the property in the course of seeking 
the necessa approvals to develop. This authority includes but is not limited to the hiring and authorizing 
of agents to assist in the preparation of applications, plans, surveys, and studies necessary to obtain 
zoning and evelopment approval on the site. This representative will remain the only entity to authorize 
developme activity on the prope,ty until such time as a new or amended authorization is delivered lo 
Lee Count . 

Brian M. Intihar as Authorized Agent for CLE FL RE Investment I. LLC 

STATE OF &-,_ 
COUNTY OF ~ 

Sworn to (or affirmed) and subscribed before me this _ ~~-'.d.-__ day of ~ ,.,..4""-----i_tJl,&!.-c=.....,.iJ~ --- ' 2019, 

by Brian M. Intihar as Authorized Agent for CLE FL RE Investment I. LLC , who is personally known to me 

or who has produced as identification and who did (did not) take an oath. 

~4 
(SEAL) 

r!Jlaarff{~ 
Notary Public, tale of Ohio 

My Commission Expires July 2 1, 202 1 

APR 3 0 2t :'.J 
c " ' \ f ~ ; ~ ' , I • • ~-4 4 : • >, 
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Date of Report: 

Buffer Distance: 

Parcels Affected: 

October 10, 2018 

750 feet 

20 

Right-click the page to print this page or download the 
map and information by clicking here. 

Subject Parcels: 03-46-25-00-00001.1090, 03-46-25-00-00001.1100 

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION MAP 
INDEX 

YBFH REAL ESTATE LLC 03-46-25-00-00001.0000 SEC 3 E OF I-75 DESC IN OR 1 
15533 PINE RIDGE RD 9830 INTERSTATE 3990 PG 3411 
FORT MYERS FL 33908 COMMERCE DR LESS ROW DESC IN OR 

FORT MYERS FL 33912 4355/2364 
LESS INST #2008000156882 

WEISS BRADLEY S TR 03-46-25-00-00001.1000 PARL W OF I-75 2 
1840 WEST 49TH ST STE #410 ACCESS UNDETERMINED DESC IN OR 1754 PG 2803 
HIALEAH FL 33012 FORT MYERS FL LESS 1.101 THRU 1.1100 + 

RD R/W OR3273/3184 

HOROWITZ SANDFORD I TR+ 03-46-25-00-00001.1040 PARLIN SW 1/4 3 
13891 JETPORT LOOP RD STE 9 9151 ALICO RD AS DESC OR 2025 PG 3772 
FORT MYERS FL 33913 FORT MYERS FL 33912 LES R/W + 2909/2305 + RD 

R/W 
OR3273/3195 

THREE OAKS LAND COMPANY 03-46-25-00-00001.1080 PARL W OF I-75 4 
LLC 16541 THREE OAKS PKWY NOF ALICO 
STOCK INVESTMENTS FORT MYERS FL 33912 DESC OR 3127 PG 2808 LES 
1200 CENTENNIAL BLVD #400 RD R/W OR3273/3187 + 
HOBART WI 54155 INST# 2008000104801 

ALICO LAKES VILLAGE 03-46-25-01-0000E.00CE ALICO LAKES VILLAGE 5 
1427 W SAGINAW ST STE 200 RIGHT OF WAY AS DESC IN INST# 
EAST LANSING MI 48823 FORT MYERS FL 33913 2008000077995 

TRACTE 

FREEMAN PAUL H TR 10-46-25-00-00001.1000 THAT PT N 1/2 SEC 10 6 
13691 PONDVIEW CIR ACCESS UNDETERMINED LYING 
NAPLES FL 34119 FORT MYERS FL 33967 W OF I-75 LESS N 50 FT+ 

~ ,F r:-· ,'' - : -._.,--':1,RR/WLESS OR3760/3452 E i · • :,.i ' \1LESS R/W OR 3975 PG 3124 
\\ J . ; , + OR 4376/4012 + 

APR 3 0 2G19 / .JINST#2007-128717 

LESS ROW OR 4695/3868 + 
COMMUNITY DEVELOPMENT LESS INST 2005-125244 

REYES ABEL ORTIZ 10-46-25-Ll-ll00A.0270 WESTBROOK 7 
9264 BEXLEY DR 9264 BEXLEY DR DESC IN 
FORT MYERS FL 33967 FORT MYERS FL 33967 INST#2017000170196 

BLKALOT27 

PULTE HOME CORPORATION 10-46-25-Ll-ll00A.0280 WESTBROOK 8 
24311 WALDEN CENTER DR 9274 BEXLEY DR DESCIN 
STE 300 FORT MYERS FL 33967 INST#2017000170196 
BONITA SPRINGS FL 34134 BLKALOT28 

WESTBROOK HOMEOWNERS 10-46-25-Ll-110O3.00CE WESTBROOK 9 
ASSN INC ACCESS UNDETERMINED DESC IN 

; J ; 
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24311 WALDENCENTERDR FORT MYERS FL 33967 INST#2017000170196 
STE 300 TRACT 0 -3 
BONITA SPRINGS FL 34134 

WESTBROOK HOMEOWNERS 10-46-25-Ll-ll0Rl.00CE WESTBROOK 10 
ASSN INC RIGHT OF WAY DESC IN 
24311 WALDEN CENTER DR FORT MYERS FL 33967 INST#2017000170196 
STE 300 TRACTR-1 
BONITA SPRINGS FL 34134 

PULTE HOME CORPORATION 10-46-25-Ll-1200A.0190 WESTBROOK PHASE 2 11 
24311 WALDEN CENTER DR 9184 BEXLEY DR BLKA LOT 19 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

PULTE HOME CORPORATION 10-46-25-Ll-1200A.0200 WESTBROOK PHASE 2 12 
24311 WALDEN CENTER DR 9194 BEXLEY DR BLKALOT20 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

PULTE HOME CORPORATION 10-46-25-Ll-1200A.0210 WESTBROOK PHASE 2 13 
24311 WALDEN CENTER DR 9204 BEXLEY DR BLKALOT21 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

PULTE HOME CORPORATION 10-46-25-L 1-1200A.0220 WESTBROOK PHASE 2 14 
24311 WALDEN CENTER DR 9214 BEXLEY DR BLKALOT22 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

PULTE HOME CORPORATION 10-46-25-Ll-1200A.0230 WESTBROOK PHASE 2 15 
24311 WALDEN CENTER DR 9224 BEXLEY DR BLKALOT23 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

HIGGINS JENNIFER S 10-46-25-Ll-1200A.0240 WESTBROOK PHASE 2 16 
9234 BEXLEY DR 9234 BEXLEY DR BLKALOT24 
FORT MYERS FL 33967 FORT MYERS FL 33967 AS DESC IN INST# 2018-

66313 

PULTE HOME CORPORATION 10-46-25-Ll-1200A.0250 WESTBROOK PHASE 2 17 
24311 WALDEN CENTER DR 9244 BEXLEY DR BLKALOT25 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

PULTE HOME CORPORATION 10-46-25-Ll-1200A.0260 WESTBROOK PHASE 2 18 
24311 WALDEN CENTER DR 9254 BEXLEY DR BLKALOT26 
STE 300 FORT MYERS FL 33967 AS DESC IN INST# 2018-
BONITA SPRINGS FL 34134 66313 

WESTBROOK HOMEOWNERS 10-46-25-Ll-1200L.OOCE WESTBROOK PHASE 2 19 
ASSOCIATI SUBMERGED TRACTL 
24311 WALDEN CENTER DR FORT MYERS FL 33967 AS DESC IN INST# 2018-
SUITE 300 66313 
BONITA SPRINGS FL 34134 

WESTBROOK HOMEOWNERS 10-46-25-Ll-120Rl.00CE WESTBROOK PHASE 2 20 
ASJCJATI . . , ,'l RJGHT OF WAY TRACT R-1 
2431 WALDEN CENTER;DR , FORT MYERS FL 33967 AS DESC IN INST# 2018-
SUI E 300 1 , 66313 
BO IT'1\: SP~ P § ffQ'.~zyj. 34 
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r---- TABLE 1(b) Year 2030 Allocation 
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G 

. 
-

Future Land Use Category 
Lee County Northeast Lee 

Boca Grande 
Bonita Fort Myers 

Burnt Store 

' Totals County Springs Shores 

Intensive Development 1,361 5 

Central Urban 14,766 225 

Urban Community 17,021 520 485 637 

Suburban 16,623 1,810 

Outlying Suburban 3,843 30 40 

' Sub-Outlying Suburban 1,955 547 

Commercial 

c' Industrial 79 
Q 

~ Public Facilities 1 
..... 

"Univenity Community 850 =cl Destination Resort Mixed Use Water Dependent 8 ... 
~ Burnt Store Marina Village 4 

~ Industrial Interchange 
;: 

General Interchange ~165. <:::! 

""' General Commercial Interchange 
~ Industrial Commercial Interchange .a 
~ University Village Interchange 

>, Mixed Use Interchange 
!:cl New Community 2,100 1,200 
~ Airport ... ..... 
;: Tradeport 9 ... 
~ Rural 8,313 1,948 1,400 ... 
"' ... Rural Community Preserve 3,100 
~ 

Coastal Rural 1,300 

Outer Island 202 5 1 

Open Lands 2,805 250 

Density Reduction/ Groundwater Resowce 6,905 711 

Conservation Lands Upland 

Wetlands 

Conservation Lands Wetland 

Unincorporated County Total Residential 81,396 4,664 485 4,665 

Commercial 12,793 177 52 400 

Industrial 13,801 26 3 400 

Non Rel?Ulatory Allocations 
Public 82,565 7,100 421 2,000 

Active AG 17,027 5,100 550 

Passive AG 43,786 12,229 2,500 

Conservation 81,933 2,214 611 1,142 

Vacant 23,874 1,953 61 
Total 357,176 33,463 1,572 11,718 

Population Distribution (unincorporated Lee County) 495,000 9,266 1,531 30,861 

(Amended by Ordinance No. 02-02. 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 

20 

4 

636 

590 

1,250 

50 

5 

7,000 

150 

109 

3,236 

931 

12,731 

3,270 

Fort Myers Gateway/ Daniels 
Cape Coral Captiva Fort Myers 

Beach Airoort Parkway 

27 250 

230 

250 

85 

2 500 1,438 

227 

39 20 

1 

U-4_5 58 

900 

9 

1,500 

150 

120 

94 

29 651 604 1,511 3,116 

17 125 150 1,100 440 

26 300 3,100 10 

20 1,961 350 7,752 2,477 

20 

1,241 20 

133 1,603 748 2,947 1,733 

34 45 300 151 

259 4,340 2,197 17,9!15+ 7,967 

225 530 5,744 18,333 16,375 

Page 1 of2 
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General Interchange - 34+/- acres 

runJRE URBAN AREAS 

l\ihl ..: Fndlllbi 

- U111 ,..:Mllty Coouu111lty 
- &mt Sl:ol\:' M;n•T.:.:i Vdi;c-
- 0c~1m.:idon Rei.Ort M1:\l::d l.''llc WML't Oq,e1dc111. 

INTERCHANGE AREAS NQ,.. URBAN AREAS 
• ln.h.L~util lmcrl!lwfw.c Runt 

O,m;,...-:al T;,u:n:~: • Rural Carin1.IT1lt~· rn:,;a-.T - Grna-ll C()tt11llc:rt"ia! lntm:hllll!c. M CNSm l. knnt! 
- lmlimrul Cunm.:reiaJ buachtuU!C 

I f111~~™1)' \ 'illt1~ IJlllrn:hli •,:­

NEW COMM l.!Ntt\' 
'Ne."· Gnnn1wilty 

AIRPORT AREAS 
• Tuucron 
• J\il"p(ln 

- Oult!rh,h."ld 

- Optnl.:ln 
- Dl!T1 oln) M'1dl•L1lrm/Groundw:11rr- R~a11ria-

- C-0nsen:ndonl.!lndi;-Upb11d 

EJiVIRONME1'TALLY CJRITICAL ,\JU:AS (WETLANDS) 
- Wctl:u:W 

C:hapt,•r X/Jl <?fll11~ plan co11uJ ins m, ad11ii11i.\'ll'Cl tiw~ proce.'i.t to prr!cise(11 dt!fine the bmmd'un'es qfa wetland. A Jmi.ulictional 
.lkien11Matio11. approw.ui by SFWNID ur Florida DE.P. mus/ be s 11h11Jiued prior to Jh t! (ssuam;e of'sudr w, i11terpretatio1L 

Vintage Commerce Center CPD 
Comprehensive Plan Amendment 

Existing Future Land Use Map 
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D General Interchange - 34+/- acres 

FUTHRE URBAN AREAS 
IMcn•w~IJc',,'Ckl~ 

PUbl.: F11dlll.Ci 

• Unll,cmlrv ( 'omma111y 

• ewmSlo~MatT.:I 
- 1.kJltllllUOU R~I Afo1cJ L,'u Wall:!' i)q>t.'00-CW 

INTERCIIANG[ AREAS 
- lodu.~u i:ll lt11 ~1ch:u:ll,.-.: 

iCtk-nil forrn:~ 

- Gc:r.cnl Ccrtnmemal lntffl:lunyt' 
- lud.11 ,;m:d Cornmttral lr.aochtri~ 

Ltn1V('blh ' , 111 ti.&e lmffl."ba!IF 

NEW COMM l(ITY 
· Commuo.W) 

AIRPORT AREAS 
- Tnclcpon 

- AHJ'-Oft 

NON-URBAN AIIEAS ..,~, 

~ 

0...'TI 1" R~•Jiw1km'CrulRhr.1lff" RC"Cffltf\'..1! 

• oMc: n 'ltlkln Land, ~ Ur i.and 

L'l/\1110N~JENTALLY CIIITICALARL\S (WETLANDS\ 
- \\\:-tl:inlll 
- C"'~,.,,.111 -,1, La,d,i-\\ ethri.J 

Clwp1e..r XJJ/ 0( 1/rfs pla11 ,·wumi1s a,1 ad1m'nisuutfre prm. .. "C!.'i,t to pre6.w~,, dvfine the bo1111darie.s of a wetlancl. A Juri1.-dictiorml 
Dl-ren11i11a1io11. appro,•ed by SFWM.D or Florie/a DEP. mus/ be submlm:d prior lo 1h1..( fssucu1cl.' o/'sm.:h cm i11 ferpretation. 

Vintage Commerce Center CPD 
Comprehensive Plan Amendment 
Proposed Future Land Use Map 



Vintage Commerce Center CPD 
Existing 111.A.3 and 4 - Exisiting Uses and Zoning Map 

• GL'ad Mlnor 
0 1,200 Feet 

Cilll F.ngJneers • l,and ur-.·e)OI • Plrmnt•rs • l,anctsca1>e ArchIL ots 



INSTR# 2018000101719, Doc Type D, Pages 7, Recorded 04/27/2018 at 03:29 PM, 
Linda Doggett, Lee County Clerk of Circuit Court, Deed Doc . D $38150 . 00 Rec. 
Fee $61.00 Deputy Clerk ERECORD 

Prepared by (and return to): 

Kathleen Altie r 
O'Rourke, Hogan, Fowler & Dwyer, LLC 
JO South LaSalle, Suite 3700 
Chicago, Illinoi s 60603 

Parcel Identification Number(s): 03-46-25-00-00001.1090; 03-46-25-00-00001.1100 

SPECIAL WARRANTY DEED 

~ 
TffiS INDENTURE is made and entered into as of theZ.S: day of April, 2018, by and between ALICO 
LAND, L.L.C., a Delaware limited liability company ("Grantor"), whose mailing address is 10350 Bren 
Road West, Minnetonka, MN 55343 , and CLE FL RE CNVESTMENT f, LLC, an Ohio limited liability 
company ("'Grantee") , whose mailing address is 1100 Euclid Avenue, Suite 300, Cleveland , Ohio 44115 . 
WJTNESSETJ-1, that Grantor, for and in considerati on of the sum of Ten and No/100 Dollars ($ I0.00) and 
other good and valuable consideration in hand paid , the re.ceipl and sufficiency whereof is hereby 
acknowledged, has granted, bargained, sold , alienated, remiscd, released, conveyed and confirmed, and 
by these presents does hereby grant, bargain, sell, alienate, remise, release, convey and confirm unto 
Grantee, and Grantee's heirs, successors and assigns forever, the followin g described real property in the 
County of Lee, State of Florida, to-wit: 

SEE EX.'BIBIT A ATTACHED HERETO 
AND lNCORPORATED HEREIN BY REFERENCE THERETO, 

TOGETHER with all the tenements, hereditaments and appurt.enances, and e very privilege, right, title, 
interest and estate, reversion, remainder and easement thereto belonging or in anywise appertaining 
(collectively, the "Property"). 

SUBJECT TO the encumbrances and exceptions described on Exhibit B attached hereto and incorporated 
herein by reference thereto (collectively, "Pcrmilled Exceptions"); pro vided, however, that neither 
Grantor nor Grantee inte nd to re impose any Permitted Exceptions nor shall this conveyance operate to 
re impose or extend any Permitted Excepti ons. 

THIS PROPERTY IS NOT THE HOMESTEAD OF GRANTOR. 

TO HA VE AND TO HOLD the same in fee simple forever. 

And Grantor does hereby warrant that, except fo r the Permitted Exceptions, Grantor will defend the title 
to the Prope1ty against the lawful claims and demands of a ll persons and entities claiming by , through, or 
under Grantor, but agains t none other. 

[SIGNATURES CONTAINED ON FOLLOWING PAGE] 
When Recorded Return r<k1;l0\Q, ( 
First American Tille Insurance Company 
Nollonal Commercial Service, ' .' ., 

AP.R ~ 0 2~19 

COiv1MUNITYl 8/ELOPMENf · 

121 s. 8th srreet, Suire 1250 
l1llnneopolis~40~ 
FIie No: NCS \ ~1-W S 

CPA 2 0 r'S- 10011 
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SIGNATURE PAGE TO SPECIAL WARRANTY DEED 
BY ALICO LAND, L.L.C. TO AND INF A VOR OF CLE FL RE INVESTMENT I, LLC 

IN WlTNESS WHEREOF, Grantor has caused these presents to be signed and sealed the day and year 
above written. 

Signed. sealed and delivered 
in the presence of: 

(Witness Signature) y b I IJ t_ 

P~• Nam., b •!/h "' '1 .,,,r.ff--d ,__ 

(Witness Signature) ( ' IL __ / 
Print Witness Name: ~{.J)"\\ V~~ 

ST ATE OF MINNE SOTA 
COUNTY OF HENNEPIN 

ALICO LAND, L.L.C. 

::;:~=~~=. I 
Name: _ _ na,rpws#21 
Its: i 

The foregoing instrunwnt w1!s rcJmowledged before me this-1!_ day of April , 2018, by h:ei+h Be.Jne1Yolt.).Sk j 
_ ____ , as t'f"L$1 tJe.rrl;. of ALICO LAND. L.L.C., a Delaware limited 
liability company, on behalf of said entity. He/She is [select one] : ( )_personally !mown to me; or ( ) 
produced a valid driver's license as identification. 

C!.~ +.-. W.1.~ 
Notary Public - (Signature)A W I. . _ 
Print Name: Cher~ I , es-rwia,w-

My Commission Exp ires: OI . .31. :l/ 

' ' 
I ; : 

APR 3 0 2r,·19 

COMMUNln' DEVELOPMENT 

t. '. ·:,, 
. . '.•: ;;.~ .! 

.... ., CHERVL ANN WESTMAN 
.,R,.. ''·.,, Notary Public 
l• I Mlnnosota ·,~ ·iJ My Comm. Explros 

· ,,..-., Jan 31 2021 

CPA?O 18-10011 
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Ex hibit A 
PARCEL I: 

DESCR[PTION OF A PARCEL OF LA ND LYING Ir.\/ SECTION 3, TOWNSHlP 46 SOUTH, RA NGE 
25 EAST, LEE COUNTY, FLORIDA 
(PHASE 18) 

A TRACT OR PARCEL OF LAND SlTUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
LYING CN SECTlON 3, TOWNSHIP 46 SOUTH RA GE 25 EAST AND BElNG FURTHER BOUND 
AND DESCRIB ED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OP THE SOUTHWEST QUARTER OF SAID 
SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA; THENCE N 01° 
03 ' 27" W. ALONG THE EAST LINE OP SAID SOUTHWEST QUARTER FOR 50.00 FEET TO THE 
NORTH RIGHT-OF-WAY LINE OP A.LICO ROAD (100 FEET WIDE); THENCE N.89°23'05"E. 
ALONG SAID NORTH RIGHT-OF-WAY LINE FOR 122.95 FEET TO THE POINT OF BEGINNING 
OF THE HEREIN DESCRIBED PARCEL OF LAND; THENCE CONTINUE N.89°23 '05"E. ALONG 
SAID NORTH RIGHT-OF-WAY FOR 710.95 FEET TO THE WEST RJGHT- OF-WAY LINE OF 1-75 
(INTERSTATE 75 - STATE ROAD NO. 93); THENCE N.00°38' 02"W. ALONG SAID WEST RIGHT­
OF-WAY LINE FOR 1353.32 FEET; THENCE N.04°48'48"E. ALONG SAID WEST RIGHT-OF­
WAY LINE FOR 239.06 FEET; THENCE S.89°23 '05"W. FOR 733.03 FEET; THENCE S.00°36'43"E. 
FOR 1591.31 FEETTOTHEPOINTOFBEGINNING . 

LESS AND EXCEPT: 

(OR. 4272 PG. 11 35) 

F.P. NO. 200966 1 

SECTION 12075-000 

PARCEL IOI 

THAT POTLON OP THE SOUTHEAST 1/4 OF SECTION 3, TOWNS HfP 46 SOUTH, RANG E 25 
EAST, LEE COUNTY, FLORIDA . 

BEING DESCRl13 ED AS FOLLOWS : 

COMMENCE AT THE SOUTHWEST CORNER OF TH E SO UTHEAST 1/4 OF SAID SECTION 3, 
ALSO BEIN G THE NORTHWEST CORNER OF THE NORTHEAST 1/4 OF SECTJON 10; THENCE 
ALONG THE WEST LINE OF THE NO RTHEAST I /4 OF SAID SECTION I 0, SOUTH O I 0 2 l ' 16" 
EAST A DISTANCE OF 18.86 FEET TO THE SURVEY BASE LINE OF ALICO ROAD; THENCE 
ALONG SAID SURVEY BASE LINE NORTH 89°17'23" EAST A DISTANCE OF 122.7 1 FEET ; 
THENCE NORTH 00°38 '30" WEST A DISTANCE OF 68.72 FEET TO THE NORT H EXISTIN G 
LJMITED ACCESS RIGHT OF WAY LINE OF SAlD ALICO ROAD (PER SECTION 12075-2402) 
FOR A POINT OF BEGINNING; TH ENCE CONTINUE NO RTH 00°38'30" WEST A DISTANCE OF 
773.87 FEET TO THE BEGlN NING OF A CURVE CONCA VE SOUTH EASTERLY AND HAVING A 
RADIUS OF 1,048.93 FEET; T HENCE ALOt G THE ARC OF SAID CURV E TO THE RIGHT A 
DIST ANCE OF 206.75 FEET THROUGH CENTRAL ANGLE OF 11 17 '36" WITH A CHORD 
BEARING NORTH 27°30'50" EAST TO THE END OF SAID CURVE; THENCE NORTH 33°09'38" 
EAST A DISTANCE OF 550.05 FEET TO THE BEGIN NING OF A CURV E CONCAVE 

\ r-

-~ t _ . A .. 1c1el • 3 '] ' .,,j 
,: ,, ', J ,I l ~. J ' " . . ' ~ 
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NORTHWESTERLY AND HAVING A RADIUS OF 1,668.95 FEET; THENCE ALONG THE ARC OF 
SAID CURVE TO THE LEFT A DISTANCE OF 206.67 FEET THROUGH A CENTRAL ANGLE OF 
07°05'42" WJTH A CHORD BEARING NORTH 29°36'47" EAST TO THE END OF SAID CURVE; 
THENCE NORTH 89°21' 19" EAST A DJSTANCE OF 225.51 FEET TO THE WEST EXISTING 
LIMITED ACCESS RlGI-IT OF WAY LfNE OF STATE ROAD 83 (1 -75) PER FOOT SECTION 
12075-2402; THENCE ALONG SAID WEST EXISTING LIMITED ACCESS RIGHT OF WAY LINE 
SOUTH 04°46'58" WEST A DJSTANCE OF 2 9.14 FEET; THENCE CONTJNUE ALONG SAID 
WEST EXISTING LilvJrTED ACCESS RIGHT OF WAY LINE OF SOUTH 00°38 '39" EAST A 
DISTANCE OF 1,353.24 FEET TO SAID NORTH EXISTING LIMITED ACCESS RIGHT OF WAY 
LINE OF ALICO ROAD; THENCE ALONG SAID NORTH EXISTING LIMITED ACCESS RIGHT 
OF WAY LINE SOUTH 89°21'19" WEST A DISTANCE OF 710.44 FEET TO THE POINT OF 
BEGINNTNG. 

PARCEL2 

DESCRIPTION OF A PARCEL OF LAND LYING IN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 
25 EAST, LEE COUNTY FLORIDA 
(PHASE IA) 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
LYING IN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST AND BEING FURTHER BOUND 
AND DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA; THENCE N. 01 ° 
03 ' 27" W. ALONG THE EAST LINE OF SAID SOUTHWEST QUARTER FOR 50.00 FEET TO THE 
NORTH RIGHT-OF-WAY UNE OF AUCO ROAD (100 FEET WIDE) AND THE POINT OF 
BEGINNING OF THE HEREIN DESCRIBED PARCEL OF LAND; THENCE N. 89° 23' 05" E. 
ALONG SAID NORTH RIGHT-OP-WAY LINE FOR 122.85 FEET; THENCE N. 00° 36' 43" W. FOR 
1240.00 FEET; THENCE S. 89° 23' 15" W. FOR 1235.00 FEET; THENCE S. 00° 36'43" E. FOR 
l 240.00 FEET TO SAID NORTH RIGHT-OF-WAY LJNE; THENCE N. 89° 23' 17" E. ALONG SAID 
NORTH RIGHT-OF-WAY LINE FOR 1112.05 FEET TO THE POINT OF BEGlNNING. 

LESS AND EXCEPT 

(OR. 4164 PG. 547) 

F.P. NO. 2009661 

SECTION 12075-000 

PARCEL 100 

THAT PORTION OF THE SOUTHWEST 1/4 OP SECTION 3 AND THAT PORTION OF THE 
SOUTHEAST 1/4 OF SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, 
FLORIDA. BEI 10 DESCRIBED AS FOLLOWS: 

COivilvlENCE AT THE SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF SAID SECTION 3, 
ALSO BEING THE NORTHWEST CORNER OF THE NORTHEAST 1/4 OF SECTION 10; THENCE 
ALONG THE WEST LINE OF THE NORTHEAST 1/4 OF SAID SECTION IO, SOUTH 01 °21'16" 
EAST Af , JST-ANGE~OF .18.86 FEET TOT{;iE SURVEY BASE LINE OF ALICO ROAD; THENCE 

'I ': ~ 
• I i ' . ;, . , I . c:t4. I . . ; . r 

l ( (.._ -i. 

' - ,, 

. ·,, APR 3 0 2c·;g ~ ·.$T CPAlO 1e-10011 
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ALONG SAID SURVEY BASE LINE NORTH 89°17'23" EAST A DISTANCE OF 122.71 FEET; 
THENCE NORTH 00°38'30" WEST A DISTANCE OF 68.72 FEET TO THE NORTH EXlSTTNG 
UMJTED ACCESS RIGHT OF WAY LINE OF SAID ALJCO ROAD (PER SECTION 12075-2402) 
FOR A POINT OF BEGINNING; THENCE ALONG SAID NORTH EXISTING LIMlTED ACCESS 
RIGHT OF WAY LINE SOUTH 89°21' 19" WEST A DISTANCE OF 122.95 FEET TO THE WEST 
LINE OF THE SOUTHEAST l/4 OF SAID SECTlON 3, ALSO BEING THE EAST LINE OF THE 
SOUTHWEST 1/4 OF SAlD SECTION 3; THENCE CONTJNUE ALONG SAID NORTH EXJSTING 
LIMlTED ACCESS RlGHT OF WAY LlNE SOUTH 89°21'30" WEST A DISTANCE OF 1,037 .17 
FEET TO THE EAST EXISTING RIGHT OF WAY LINE OP FUTURE THREE OAKS PARKWAY 
(PER OFFICIAL RECORDS BOOK 3273, PAGE 3 l92, PUBLIC RECORDS OF LEE COUNTY, 
FLORIDA); THENCE ALONG SAID EAST EXISTING RlGHT OF WAY LlNE NORTH 00°38'30" 
WEST A DISTANCE OF 93.21 FEET; THENCE NORTH 88°59'50" EAST A DISTANCE OF 94.91 
FEET TO THE BEGINNING OF A CURVE CONCAVE NORTHERLY AND HAVING A RADIUS 
OF 11,317.00 FEET; THENCE ALONG THE ARC OR SAID CURVE TO THE LEFT A DISTANCE 
OF 375.24 FEET THROUGH A CENTRAL ANGLE OF 01°53'59" WITH A CHORD BEARJNG 
NORTH 88°02'51" EAST TO THE END OF SAID CURVE; THENCE SOUTH 89°41'58'' EAST A 
DISTANCE OF 588.16 FEET TO THE BEGINNING OF A CURVE CONCAVE EASTERLY AND 
HAVING A RADIUS OF 1,731.09 FEET; THENCE ALONG THE ARC OF SAID CURVE TO THE 
RIGHT A DISTANCE OF 565.61 FEET THROUGH A CENTRAL ANGLE OF 18°43'39" WITH A 
CHORD BEARING NORTH 05°30'09" EAST TO THE END OF SAID CURVE AND TO THE 
BEGINNING OF A CURVE CONCA VE SOUTHEASTERLY AND HA YING A RADIUS OF 1,048.93 
FEET; THENCE ALONG THE ARC OF SAID CURVE TO THE RIGHT A DISTANCE OF 128.17 
FEET THROUGH A CENTRAL ANGLE OF 07°00'03 ' WITH A CHORD BEARING NORTH 
18°22'0I" EAST TO END OF SAID CURVE; THENCE SOUTH 00°38 '30" EAST A DISTANCE OF 
773.87 FEET TO THE P01NT OF BEGlNNTNG. 

LESS AND EXCEPT 

(OR. 3273 PG. 3 192) 

DESCRIPTION OF A PARCEL OF LAND LYING IN SECTJON 3, TOWNSHIP 46 SOUTH, RANGE 
25 EAST LEE COUNTY, FLORIDA 
(ALICO DEVELOPMENT CORP.) 

THE WESTERLY 75 FEET, AS MEASURED ON A PERPENDICULAR OF THE FOLLOWING 
DESCRIBED PARCEL OF LAND: 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
L YTNG IN SECTION '.-l, TOWNSHIP 46 SO TH, RANGE 25 EAST AND BETNG FURTHER BOUND 
AND DESCRJBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECT[ON 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA; THENCE N. 01 ° 
03' 27" W. ALONG THE EAST LINE OF SAID SOUTHWEST QUARTER l· OR 50.00 FEET TO THE 
NORTH RIGHT-OF-WAY LINE OF ALICO ROAD (100 FEET W[DE) AND THE POLNT OF 
BEGTNNING OF THE HE REIN DESCRIBED PARCEL OF LAND; THENCE N. 89° 23 ' 05" E. 
ALONG SAID NORTH RIGHT-OF-WAY LINE FOR 122.95 FEET; THENCE N. 00° 36_' 43" W. FOR 
1240.00 FEET; THENCE S. 89° 23' 15" W. FOR 1235.00 FEET; THENCE S. 00° 36'43" W. FOR 
1240.00 FEET TO SAID NORTH RIGHT-OF-WAY LINE; THENCE N. 89° 23' 17' ' E. ALONG SA[D 
NORTH RIGHT-OF-WAY LTNE FOR I 112.05 FEET TO THE POJNT OF BEGINNING. 

PR ',( ·g A ,3 0 Li.., I 
I\ J l 
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ALSO KNOWN AS: 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, 
LYING fN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, BEING A PART OF THE 
PARCEL AS DESCRIBED IN OFFICIAL RECORDS BOOK 3136, PAGE 1614, LEE COUNTY 
PUBLIC RECORDS AND BEJNG FURTHER BOUNDED AND DESCRIBED AS FOLLOWS: 

COMMENCJNG AT THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 3; THENCE N.Ol 0 03 '27"W. , ALONG THE NORTH-SOUTH QUARTER SECTION LINE 
OF SAID SECTION 3, FOR 50.00 FEET TO THE NORTH RIGHT OF WAY LINE OF ALJCO ROAD; 
THENCE S.89°23' 15"W., ALONG SAID NORTH RIGHT OF WAY LJNE, FOR 1037.05 FEET TO 
THE EAST LINE OF THREE OAKS PARKWAY (150 FEET WIDE), AS DESCRIBED IN OFFICIAL 
RECORDS BOOK 3273, PAGE 3192, SAID PUBLIC RECORDS; THENCE N.00°36'43"W., ALONG 
SAID EAST LINE, FOR 93.20 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE 
N.00°36'43"W., ALONG SAID EAST LINE, FOR 1146.79 FEET; THENCE N.89°23' 15"E., FOR 
1160.00 FEET; THENCE S.00°36'43"E., FOR 466.11, TO THE WESTERLY BOUNDARY OF 
FLORIDA DEPARTMENT OF TRANSPORTATION TAKING RECORDED IN OFFICIAL 
RECORDS BOOK 4164, PAGE 547, SAID LEE COUNTY PUBLIC RECORDS, SAID POINT ALSO 
BEING ON A CURVE TO THE LEFT, HA VINO A RADIUS OF 1048.93 FEET, A CENTRAL 
ANGLE OF 07°00'06", A CHORD BEARING OF S.18°23'50"W. AND A CHORD LENGTH OF 
128. IO FEET; THENCE ALONG SAID BOUNDARY AND THE ARC OF SAID CURVE, AN ARC 
LENGTH OF 128.18 FEET TO THE POINT OF COMPOUND CURVATURE OF A CURVE TO THE 
LEFT, HAVING; A RADIUS OF 173 1.09 FEET, A CENTRAL ANGLE OF 18°43'39", A CHORD 
BEARING OF S.05°31 '56''W. AND A CHORD LENGTH OF 563.30 FEET; THENCE ALONG SAID 
BOUNDARY AND THE ARC OF SAID CURVE, AN ARC LENGTH OF 565.82 FEET TO THE END 
OF SAID CURVE; THENCE N.89°40' I l 'W., ALONG SAID BOUNDARY, FOR 588. 16 FEET TO A 
POCNT ON A CURVE TO THE RIGHT, HAVING A RADIUS OF 11317.00 FEET, A CENTRAL 
ANGLE OF 01 °53 '59", A CHORD BEARING OF S.88°04'38"W. AND A CHORD LENGTH OF 
375.21 PEET; THENCE ALONG SAID BOUNDARY AND THE ARC OF SAID CURVE, AN ARC 
LENGTH OF 375.23 FEET TO THE POINT OF TANGENCY OF SAID CURVE; THENCE 
S.89°0 I '37"W., ALONG SAID BOUNDARY, FOR 94.79 FEET TO THE POINT OF BEGINNJNG. 

COMMUNln' DEVELOPMENT 

CPA2018· 10013 
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Ex hibit B 

Permitted Exceptions 

I . Any encroachment, encumbrance, violation, variation or adverse circumstance affecting the land 
that would be di sclosed by an accurate and complete land survey of the Janel . 

2. The lien of the taxes for the year 2018 and all subsequent years, which are not yet due and 
payable. 

3. The terms, provisions and conditions contai ned in that certain Easement and Road Construction 
Agreement recorded in Book 20 I 9, Page 1681. 

4. The terms, provisions and conditions contained in that certain Easement and Road Construction 
Agreement recorded in Book 3136, Page 1619. 

5. The terms, provisions and conditions contained in that Agreement dated in June, 2000, by and 
among by ADC and Alan C. Freeman, among others, regarding the construction of an extension 
of Three Oaks Parkway. 

6. Notice of Temporary Median Opening recorded as Instrument No. 2007000339852. 
7. Environmental Resource Pennit Notice recorded as Instrument No. 2007000360401. 
8. State of Florida Department of Transportation Project Resolution for State Highway Systems 

Projects recorded as Instrument No. 2008000012483. 
9. The terms, provisions and conditions contained in that certain Access Easement recorded in 

Instrument No. 2008000082083. 
10. Rights of Cater-Pritchett Advertising, Inc. , as Lessee, tmder unrecorded Lease Agreement dated 

October 4, 2002. 
11. Utility lines located on or under the land without the benefit of an easement. 

, ....... 
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F~x Number (85~)617-6383 
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Account t~umber 
Phone 
Fax Number 
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PAVESE LAW FIR."1 ;, • 
120130000057 
( 239)334-2195 
(239)332-2243 
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••Enter thG email address for this business cnt1 ty to be used for futtwe 
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APPLICATlON BY FOREIGN LIMITED Ll,&.BILITY COMPAN\' FOR AUTHORIZATION TO TRANSACT UUSINESS 
IN i'l,Oftll>A 

IN COMl'l.lANCE IV/11! S£Cf!ON (05.090l FLORIDA SFA1VlES 1HE FOlLOWING IS Sl.ll1A.fll7F.D m REGIS/'ER A FORFJGN l1MT!F1J llAJJ!lITY 
(X),\fP.ANYTD TTWIS«:f fl(A"NJ-'Si /N7JIS sr1.m OFFWIWJ.~: 

I. CLE FL RE lnveatment I, LLC 
--~•me or F"or,I!:• Llm,1&1 Ln61li1y Campony; mlJll lnclu& 1.0 • .,,,a Llili,l,ly CompMy, 'C.Lc .. '' Of "LLC. '1) 

2. Ohio 
(FJn1Jl,;1,0111:111u 1M Gw af •Hch fbf'fl,n Nm1tctJ l,sbll.i7 corapS11y" o~) ). ------=-:-:-::,c-,,---..-,----,,,-,,r:----(Ffl ,.,,,~.,, ir ,,,1:.,,1.) 

4. 

5_ 1110 E~cUd Avenut dJ00 
---(i,,... XUniu ,IPrGiclp,i onoc.1 
ClcvclJnd, 01-f 44115-1605 

6. 1110 F.uclhl Avenue 11300 
(M,U:ii1 Addrco,I 

Clevelsnd, OH 44 l lS-1603 

7. Name and ~lr~~I ad\lrea ()ffloridn registered og~nl: (P.O. Box l:!91.~ccn(l~blc) 

N,ime: P.L.F. Registered Agonr, L.L.C. 

Office AJtlrQu: 18)) Hendry Street 

Pon Myer, 
(C•~l 

-r::. :_.:.; 
~p\ ···- ..... -~ - .. 
'-,<, · • • 

~'...~ : ,: 
rn r;;.; . ~--:-. 
-!" , 

~; ·_:/~ 
:,-; : ,. - _,.\ c:.: r~·, 
·;;.• . 

g., 

r 
rn 
0 

s/q/iul /lmitttJ liability con1pu1ry u( 1(1~ pfut:e 

8. 1110 r.enic, ti tle or cap3city and address 
TIiie or CApadty: 

(Use Dlt3chmonls if n:cea~try) 

Brion fnUh3r 

!LIO Euclid Avenue p1co 
levelimd, OH 4411 S- 603 ~ 

r, g atid airt!I! /u ~,:/ (tt 1/IIJ cnra,:/ry, I /ur1/1u agr~f. 
, pl, p,rfvrmance o/my dutic~, a/Id I,,,,, fu111i/iar wft/, 

Nam~ nnil A11drn.11: 

--·------

9. Ar.ached is 3 .:eni!ic11c: of existence, no mora th n 90 4!ays old, duly ~urhc·:::1Y;.a1cd by lhc: ornclal havlna ~\mody of records in :he 
ju1fauh:!1011 under tJlc low of which iris or41111lzcd. If the ccrli!icatc: [3 ln g foreign l11J1guagc, 3 translation ofthv ~ificato i.:n~er 03th 
or111c lr~rul~cu, mW( lie ~11li111ittcd) 

10 . This Jo~umel\111 exec.u1ed in 3ccordonct wi:h eclion 605.0203 (I) (b), l'lorldn S1Jlu1cs. l em ~wore 1hol ;iny fol&o informo1ion 
,uh:11i11cd in..,:!lu:c11111cnl,!.<> I~ 9eea1;mel\l~af S1a1~ eor.,thutcs a third dcgrc( felony us p,ovided for in ~.8 l 7. I 5S, f',S. ti~ ,,· · : , , -:: ii 

\ I I • , , , ,. ' 1 ' j __ rf&'.i'on o(u 11;1ho~1<d J>Ca<lll 

\ · 1-· I, 'l 
APR 3 0 ')t!~ lntih'pf, Athhori'l•~il AGnnl 

C, T)'Pfd a.,- pl\N•d na1"• ll( •~• 
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UNITED STATES OF AMERICA 

STATE OF OHIO 

OFFICE OF THE SECRETARY OF STATE 

I, Jon Husted, do hereby certify that I wn the duly elected, qualijied mid present 
acth1g Sec,·elmy of Stale. for the State of Oltio, and as such have custody of the 
records of Ohio and Foreign business entities,· that said records show CLE P'L 
RE fNVESTMEJvT 1, LLC, tm Ohio For Profit Limited Liability Company, 
Registration Number 404 11934, was organized within the State of Ohio on June 
29, 2017, is currently in FULL FORCE AND Kr;,FECT upon the records of this 
office. 

COMMUNITY DEVELOPMENT . 
/: . ' 
' ·;: ; 

t i,....,_ ·-- ··---..., 

Witness my hand ond tire seal of the 
Secretmy of Store at Columbus. Ohio 

. rlris 21st dr,y of March, A. D. 20 J 8. 

•: 1 Ohio Sccrctnry of Stnte 

cPAtGt8-100ll 
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~ TR TRANSPORTATION JI CONSULTANTS, INC 

March 8, 2019 

Mr. Wayne Arnold, AICP 
Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 
Boni ta Sp1ings, FL 34134 

RE: Vintage Commerce Center Map Amendment 
CPA2018-10013 

Dear Mr. Arnold 

2726 OAK RIDGE COURT, SUITE 503 
FORT MYERS, FL 33901·9356 

OFFICE 239.278.3090 
FAX 239.278.1906 

TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/OESIGN 

TR Transportation Consultants, lnc. has reviewed the Traffic Impact Statement (TIS) 
comments issued by the Lee County Depatiment of Community Development for the 
above referenced project. The comments and TR Transportation ' s response to those 
comments are listed below for reference. 

T.l.S. Application Su(ficie11cv Checklist 

1) The application indicates this project includes 400 multi-family residential 
units, 350,000 square feet commercial uses and 300 hotel rooms. 
Ho wever, only 350,000 square feet of commercial uses are included in the 
trcifjic analysis. Please mod(fy the application or TIS accordingly. 

As mentioned in the TIS repoti , the purpose of proposed land use change from Industrial 
Commercial interchange to General Interchange is to allow the site to be developed with 
a multifamily option (400 MF units). The existing future land use designation already 
allows for more intense uses such as commercial and office uses. The existing zoning 
allows for the site to be developed with up to 300,000 square feet of retail uses. The 
existing site is also located within Traffic Analysis Zone (T AZ) 3005 , which is bounded 
by Ali co Road to the south, I-75 to the east, Fiddlesticks Canal to the no1ih and Lee Road 
to the west. In the long range transportation model , TAZ 3005 has been accounted for up 
to 1.2 million square feet of industiial uses , 112,000 square feet of commercial uses, and 
1.28 million square feet of service uses. The existing properties within the TAZ 3005 are 

', . ctmently vacant apart from the recently constructed medical center at the n01iheast corner ,. 
of this TAZ. [t is highly unlikely that the remainder of the prope1ties within the TAZ will 
be built-out in the next 20 years with the uses that have been accounted for in the long 
range h·ansp01iation model. Therefore, allowing the site to be developed with a 
multifamily option, which is the main intent of the land use change, will not result in any 
additional roadway impacts or increase the number of trips from what is currently 
approved. 

I 
r - The applicati01Y language has also been updated. The most intense use, in terms of trip 

generatioJ1, that can be; developed on the entire property is 350,000 square feet of retail 
I ; 

~ A Pt~ 3 0 2L '9 1 
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~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

Mr. Wayne Arnold, AfCP 
Vintage Commerce Center 

CPA2018-10013 
March 8, 2019 

Page 2 

and a hotel. Should other residential options be developed on the site, the square footage 
of the commercial component will be reduced. 

2) Please update the TIS to prO\ ide the required le, el of sen ice (LOS) 
ana~vsis in Table 2A and Table 4A "·with " the project. 

As previously mentioned in response to Comment No. 1, allowing the site to be 
developed with a multifamily option, which is the main intent of the request, will not 
result in any additional roadway impacts from what is cunently approved and accounted 
for in T AZ 3005. However, as requested and for infonnational purposes only, attached 
Tables 2A and 4A have been revised to include "project" traffic (350,000 square feet of 
retail and 300 hotel rooms) . The t1ip generation for these uses is attached for reference. 

3) The K and D factors are required to be derived from the Lee County's 
nearest permanent count stations. Please update the TIS accordingly. 

Attached Tables 2A and 4A have been revised to satisfy this comment. Note, for FDOT 
maintained roadways, the K and D factors were obtained from FOOT Florida Traffic 
Online resource. The K and D factors for County maintained roadways were based on 
County's traffic data. 

4) The year 2040 FSUTMS volumes .for 1-75 ([,-om Corkscrew Rd to Alica 
Rd) in Table 2A is incorrect (85,420). It should be 121,226 
(60,710+60.5!6). Please update the TIS accordingly. 

Acknowledged. Attached Table 2A has been revised to satisfy this comment. 

If you have any additional questions, please do not hesitate to contact us. 

Sincerely, 

,.,.,---;:.. ------
~A~ 

\' \ 

Ted B. Treesh, PTP 
President 

I' , 

--if r··; ] 
-- ' .1 

_,, (_,,, .. ... ·,.,,.;_··•··. ,,,..~_., 

. ~- -·;. _c'~- . .. 
Yury Bykau, E.I. 
Transportation Consultant 

Attachments 

APR 3 0 2U9 
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TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

-'1 2040 LONG RANGE TRANSPORTATION ANALYSIS - VINTAGE COMMERCE CENTER CPD 

GENERALIZED SERVICE VOLUMES 

2040 E + C NETWORK LANES LOSA LOS 8 LOS C LOS D LOSE ROADWAY SEGMENT 

TO Roadway Designation VOLUME VOLUME VOLUME VOLUME VOLUME 

Ben Hill Griffin Pkwy 

1-75 

Oriole Rd. 

Lee Rd 

San Carlos Blvd 

Michael G. Rippe Pkwy ..... 
00 

t us 41 ... 
c:, 
CJ ... 

Daniels Pkwy 

Alico Rd. 

San Carlos Blvd 

us 41 

Gator Rd 

Lee Blvd 

Oriole Rd 

Three Oaks Pkwy 

1-75 

Ben Hill Griffin Pkwy 

Terminal Access Rd . 
Alico Rd. 

Corkscrew Rd 

Alica Road 

Alico Rd 

Alica Rd 

Alica Rd 

San Carlos Blvd 

Estero Pkwy 

Gator Rd 

Lee Blvd 

Oriole Rd 

Three Oaks Pkwy 

1-75 

Ben Hill Griffin Pkwy 

Airport Haul Rd 

Alico Rd . 
College Club Dr. 

Alico Rd 

Daniels Parkway 

San Carlos Blvd 

San Carlos Blvd 

Three Oaks Pkwy Oriole Rd 

Six Mile Cypress Pkwy Alico Rd. 

Six Mile Cypress Pkwy 

Alica Rd . 

Alica Rd . 

San Carlos Blvd 

4LD 

4LD 

4LD 

6LD 

6LD 

6LD 

6LD 

6LD 

6LD 

4LD 

4LD 
6LD 

6LF 

6LF 

2LU 

2LU 

2LU 

6LD 

6LD 

6LD 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 
Class I - Arterial 

Freeway 

Freeway 

Major Collector 

Major Collector 

Major Collector 

Class I - Arterial 

Class I - Arterial 

Class I - Arterial 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

250 

250 

250 

400 

400 

400 

400 

400 

400 

250 

250 
400 

3,360 

3,360 

0 

0 

0 

400 

400 

400 

1,840 

1,840 

1,840 

2,840 

2,840 

2,840 

2,840 

2,840 

2,840 

1,840 

1,840 
2,840 

5,030 

5,030 

310 

310 

310 

2,840 

2.840 

2,840 

___ ! -Denotes the LOS Standard for each roadway segment 

1,960 

1,960 

1,960 

2,940 

2,940 

2,940 

2,940 

2,940 

2,940 

1,960 

1.960 
2,940 

660 

660 

660 

2,940 

2.940 

2,940 

1.960 

1.960 

1,960 

2,940 

2,940 

2,940 

2,940 

2,940 

2,940 

1,960 

6,500 

6,500 

740 

740 

740 

2 ,940 

\.H * Level of Service Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016) 

* Level of Service Thresholds for 1-75 were taken from FDOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7 . 



If . . -- ~ ~,--- / 

' """ c;:,, 
TOT~e PM PEAK HOUR PROJECT TRAFFIC= 1160 

ROADWAY SEGMENT 
ROADWAY 

Three Oaks Pkwy 

Alico Rd 

Ben Hill Griffin Pkwy 

1-75 

Oriole RC. 

Lee Rd 

San Carlos Blvd 

Mlcnael G. Rippe Pkwy 

us 41 

FROM 

Daniels Pkwy 

Alice Rd. 

San Carlos Blvd 

us 41 

Gator Rd 

Lee Blvd 

Onole Rd 

Three Oaks Pkwy 

1-75 
Ben Hill Griffin Pkwy 

Terminal Access Rd. 

Alice Ro. 

Corkscrew Rd 

Alice Road 

Alice Rd 

Alice Rd 

Three Oaks Pkwy 

Six Mile Cypress Pkwy 

Six Mile Cypress Pkwy 

Alice Rd. 

IQ 
Alice Rd 

San Carlos Blvd 

Estero Pkwy 

Gator Rd 

Lee Blvd 

Oriole Rd 

Three Oaks Pkwy 

1-75 

Ben Hlll Griffin Pkwy 

Airport Hau! Rd 

Alice Rd. 

College ClutJ Dr. 

Alice Rd 

Daniels Parkway 

San Carlos Blvd 

San Carlos Blvd 

Oriole RCI 

Alice Rd. 

AJico Rd. 

San Carlos Blvd 

VPH 

2040 
FSUTMS 
PSWOT 

14,316 

29,569 

32,355 

51,436 

54 ,154 

58,978 

68,239 

70,983 

32,599 

30,369 

18.172 

38,593 

121 .226 

85,420 

11 ,318 

11 ,874 

7,627 

43,590 

69,016 

60,819 

TABLE2A 
2040 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

VINTAGE COMMERCE CENTER CPD 

IN= 554 OUT= 606 

2040 

AADT 100TH HIGHEST PM PK HR PEAK DIRECTION 

COUNTY PCS / MOCF BACKGROUND K-100 HOUR PK DIR D PEAK TRAFFIC VOLUMES & LOS 

FOOT SITE# FACTOR ' ~ ~ 2•WAY VOLUME FACTOR DIRECTION VOLUME LOS 

72 0.91 13,028 0.113 1,472 0.59 NORTH 868 C 

72 0 .91 26,908 0.11 3 3.041 0.59 SOUTH 1,247 C 

72 0.91 29.443 0 .11 3 3,327 0.59 SOUTH 1,364 C 

10 0.91 46,807 0.100 4,681 0.51 WEST 2,294 C 
10 0.91 49,280 0.100 4 ,928 0.51 WEST 2,4 15 C 
10 0.91 53,670 0.100 5.367 0.51 WEST 2 .630 C 
10 0.91 62,097 0.100 6.210 0.51 WEST 3.043 F 

10 0.91 64,595 0. 100 6,459 0.51 WEST 3. 165 F 

53 0.91 29,665 0.092 2 .729 0.51 WEST 1,337 C 

53 0.91 27,636 0.092 2,542 0.51 WEST 1.246 C 

71 0,91 16,537 0.105 1,736 0.53 NORTH 920 C 
71 0.91 35,120 0.1 05 3,688 0.53 NORTH 1.955 C 

120055 0.91 11 0,316 0.090 9,928 0.581 NORTH 5.768 0 

120 184 0.91 77,732 0.090 6,996 0.598 NORTH 4.184 C 

25 0.91 10,299 0.097 999 0.56 SOUTH 440 D 

25 0.91 10,805 0.097 1,048 0.56 SOUTH 461 D 

15 0.91 6,941 0.098 680 0.54 WEST 313 D 

125036 0.91 39,667 0.090 3,570 0.532 NORTH 1,899 C 

120067 0.95 65,565 0.090 5,901 0.532 NORTH 3.1 39 F 

120066 0.95 57,778 0,090 5,200 0.532 NORTH 2,766 C 

1 Model Output Conversion Factor was utilized to obtain the AAOT Volumes for all roadways. 

PROJECT 

TRAFFIC 

DIST, 

10o/o 

25¾ 
15,o 

25'/o 
25% 
30,. 
351'. 

30% 
15o/, 
1% 

5'/o 
10% 

5% 
10% 

5¾ 

5% 

10% 

5% 

10% 
10% 

• The K·100 and D factors for currently unconstructed segment of Three Oaks Pkwy from Alica Rd to Daniels Pkwy were obtained from County PCS #72, which represents Three Oaks Pkwy, south of Estero Pkwy. 

• The K-100 and D factors for County manta1ned roadways were obtained from Lee County Traffic Count Report. 

• The K- 100 and O factors for FOOT mantained roadways were obtained from Florida Traffic Online resource. 

2040 BACKGROUND PLUS PROJ 

PK DIR PEAK DIRECTION 

PM PROJ TRAFFIC VOLUMES & LOS 

TRAFFIC VOLUME LOS 

61 929 C 

152 1,399 C 
91 1,455 C 

152 2.446 C 

152 2,567 C 

182 2.812 C 

212 3,255 F 

182 3,347 F 

91 1,428 C 
6 1.252 C 

30 950 C 
61 2,016 C 

30 5,798 D 
61 4,245 C 

30 470 D 

30 491 D 

61 374 D 

30 1,929 C 

61 3 ,200 F 

61 2,827 C 



TABLE 3A 
LEVEL OF SERVICE THRESHOLDS 

VINTAGE COMMERCE CENTER CPD 

n ff' 1 0 L 
-;, s., 
S: . ROADWAY LOSA LOSS LOSC LOS D LOSE 
c .. 

ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME z . J> VOLUME VOLUME 

~ -~·· ~ Three Oaks Pkwy S. of Alico Rd 4LD 0 250 1,840 1,960 1,960 

0 ~· ,;: (.r.,> S. of San Carlos Blvd 4LD 0 250 1,840 1,960 1,960 
m c:::::, 
< · .. , 
m ""-~ r-- ~ --· 

Alice Rd E. ofUS41 6LD 0 400 2.840 2,940 2,940 
0 cLi 
-0 E. Gator Rd . 6LD 0 400 2,840 2,940 2.940 
s: 

E. of Lee Blvd . 6LD 0 2,840 2,940 2,940 rn r- 400 
z 

E. of Oriole Rd . -l 6LD 0 400 2,840 2,940 2,940 

E. of Three Oaks Pkwy. 6LD 0 400 2.840 2.940 2,940 

E. of 1-75 6LD 0 400 2,840 2,940 2,940 

E. of Ben Hill Griffin Pkwy 2LU 130 420 850 1,210 1,640 

Ben Hill Griffin Pkwy N. of Alice Rd. 4LD 0 250 1,840 1,960 1,960 

S. of Alico Rd. 6LD 0 400 2,840 2,940 2,940 

1-75 N. of Alica Rd. 6LF 0 3,360 5.030 6.240 6,500 

S. of Alica Rd . 6LF 0 3,360 5,030 6,240 6,500 

Oriole Rd. S. of Alica Rd . 2LU 0 0 310 660 740 

Q, Lee Rd S. of Alico Rd . 2LU 0 0 310 660 740 

~ 
N 
0 

San Carlos Blvd W . of Three Oaks Pkwy 2LU 0 0 310 660 740 

.... 
00 Michael G. Rippe Pkwy N. of Alica Rd . 6LD 0 400 2.840 2,940 2,940 

• .... us 41 N. of Alice Rd . 6LD 0 400 2,840 2,940 2,940 

C) S. of Alico Rd . 6LD 0 400 2,840 2,940 2,940 

e ... The Level of Service thresholds were for all roadways were obtained from the Lee County Generalized Service Volume Table. 
VI 

The Level of Service thresholds for 1-75 were obtained from FDOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7. 



TABLE 4A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

8 r:. ~ 
VINTAGE COMMERCE CENTER CPD 

s:: rc · 

TOTAL PRO TRAFFIC AM ;--- --1 374 VPH IN= 240 OUT= 134 

TOTAL PRO~ TRAF~ PM = ' 1,160 VPH IN= 554 OUT= 606 FDOT Sta.# !$ Q 

--~ ;g 
1201 84 0.090 0.598 

120055 0.090 0.581 

,. 0 ~ 125036 0.090 0.532 m c::::> L 120067 0.090 0.532 ·:·_:< ....,_., 
. ..:.r- C-7 120066 0.090 0.532 

0 l-6 
-iJJ ~t"·--

2016/2017 2024 2024 2024 s:: , 
J m PK HR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

:z: LC DOT PCS OR BASE YR 2017 YRS OF ANNUAL PK SEASON PEAK DIRECTION V/C PROJECT AM PROJ PM PROJ + AM PROJ V/C + PM PROJ V/C -i ,_j SEGMENT GROWTH. 1 PEAKDIR.2 
- ROADWAY FDOT SITE # ADT ADT RATE VOLUME LOS Ratio TRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio VOLUME LOS Ratio 

Three O-alis Pkwy S. of Alica Rd 414 9.500 14.100 7 5.80% 715 1,061 C 0.54 30% 72 182 1,133 C 0.58 1,243 C 0.63 .,. 
S. of San Carlos Blvd 414 9.500 14,100 7 5.80% 715 1,061 C 0.54 20% 48 121 1.109 C 0.57 1,182 C 0.60 ___ <".' 

Alica Rd E. of US 41 204 19,500 22 ,100 8 2.00% 1,035 1.189 C 0.40 20% 48 121 1.237 C 0.42 1,310 C 0.45 

E. Gator Rd. 204 19.500 22.100 8 2.00% 1,035 1.189 C 0.40 20% 48 121 1.237 C 0.42 1.310 C 0.45 

E. of Lee Blvd. 204 19,500 22,100 8 2.00% 1,035 1.189 C 0.40 30% 72 182 1.261 C 0.43 1,371 C 0.47 

E. of Oriole Rd. 204 19.500 22,100 8 2.00% 1,035 1.189 C 0.40 40% 96 242 1.285 C 0.44 1.431 C 0.49 

E. ofThree Oaks Pkwy. 10 26,600 44.800 8 6.73% 2,285 3,606 F 1.23 30% 72 182 3,678 F 1.25 3.787 F 1.29 

E. of 1-75 53 20,800 24,600 8 2.12% 1,154 1,336 C 0.45 15% 36 91 1,372 C 0.47 1,427 C 0.49 

E. of Ben Hill Griffin Pkwy 205 7,500 8.500 2 6.46% 366 567 C 0.35 1% 2 6 570 C 0.35 573 C 0.35 

Ben Hill Griffin Pkwy N. of Alica Rd . 126060 23,769 19,700 8 2.00% 1,033 1,187 C 0.61 5% 12 30 1.199 C 0.61 1,217 C 0.62 

s. of Alica Rd . 124514 29,000 23 ,000 8 2.00% 1,101 1.265 C 0.43 10% 24 61 1,289 C 0.44 1.325 C 0.45 

1-75 N. of Alica Rd. 120184 54.500 102,014 8 8.15% 5.490 10,277 F 1.65 10% 24 61 10,301 F 1.58 10.338 F 1.59 

s. of Alica Rd. 120055 70,000 101,500 8 4.75% 5,307 7,696 F-. 1.23 5% 12 30 7.708 F 1.19 7.726 F 1.19 

Oriole Rd. n s. of Alica Rd. 120181 3,100 2,900 2 2.00% 139 160 C 0,22 10% 24 61 184 C 0.25 220 C 0.30 -c 
Lee Rd > s. of Alica Rd. 121219 7.100 

N 
7,100 2 2.00% 544 625 D 0.84 10% 24 61 649 D 0.88 685 E 0.93 

San Canas Blvd 0 W. of Three Oaks Pkwy 124617 5,300 8,800 6 8.82% 421 761 F 1.03 10% 24 61 785 F 1.06 821 F 1.11 .... 
Michael G. Rippe Pk-cl) N. of Alica Rd. 125036 16,800 24,000 4 9.33% 1,149 2,145 C 0.73 5% 12 30 2,157 C 0.73 2,175 C 0.74 

I 
US4 1 .... N. of Alica Rd. 120067 56 ,500 52,000 8 2.00% 2,490 2,860 D 0.97 5 1:110 12 30 2.872 D 0.98 2,890 D 0.98 

0 S. of Alica Rd , 120066 42,500 49,500 8 2.00% 2,370 2,722 C 0.93 10% 24 61 2,746 C 0.93 2,783 C 0.95 

c:, 
, AGR for all roadways was calculated based the historical traffic data obtained from Lee County Traffic Count Report and Florida Traffic Online webpage . ... 

\N 
2 Current peak hour peak season peak direction traffic volumes for all County roadways were obtained from lhe 2018 Lee County Public Facilities Level of Service and Concurrency Report. 

2 Current peak hour peak season peak direction traffic volumes for all FOOT roadways were obtained by adjusting the 2017 AADT oy the appropriate K and D factors. 



Year 2017 K-100 Factors, • -Factors and Peak Season Factors 

Station# K-100 O-Factors P.S Factors Station# K-100 O-Factors P.S Factors 
1 0.094 0.61 1.073 44* 0.085 0.51 1.083 
2* 0.092 0.53 1.167 45* 0.109 0.57 1.070 
3 0.102 0.52 1.200 46 0.090 0.53 1.133 
5 0.094 0.61 1.103 47 0.099 0.56 1.060 
6 0.106 0.55 1.043 48* 0.103 0.60 1.107 
7 0.113 0.53 1.317 49* 0.086 0.54 1.073 
8 0.084 0.55 1.117 50 0.093 0.60 1.103 
9 0.087 0.51 1.060 51* 0.082 0.71 1. 107 
10 0.100 0.51 1. 107 52* 0.106 0.58 1.130 
11 0.098 0.53 1.070 53 0.092 0.51 1.160 
12 0.096 0,59 1. 167 54 0.091 0.54 1.113 
13* 0.091 0.59 1.090 55 0.088 0.53 1.073 
14 0.087 0.59 1.057 57 0.095 0.53 1.117 
15* 0.098 0.54 1. 163 58* 0.102 0.52 1.053 
16 0.107 0.62 1.143 60* 0.132 0.57 1.543 
17 0.106 0.61 1.083 61 * 0.097 0,60 1.303 
18 0.095 0.59 1.093 62 0.113 0.57 1.140 
19 0.098 0,55 1.217 63 0.119 0.53 1. 180 
20 0.098 0.58 1.050 64* 0.105 0.52 1.147 
21 * 0.083 0.61 1.037 66* 0.101 0.52 1.110 
22 0.089 0.62 1.033 68 0.098 0.61 1.047 
23* 0.103 0.57 1. 183 69 0.088 0.54 1.047 
25* 0.097 0.56 1.123 70* 0.093 0.55 1.143 
27 0.126 0.53 1.347 71 * 0.105 0.53 1. 150 
28 0.091 0.54 1.053 72* 0.113 0.59 1.197 
29 0.107 0.51 1.297 73* 0.097 0.56 1.143 
30 0.094 0.51 1.123 74* 0.105 0.58 1. 103 
31 * 0.095 0.54 1.087 76 0.097 0.55 1.130 
33* 0.132 0.66 0.223 81 * 0.100 0.56 1. 133 
34 0.099 0.61 1.050 82 0.094 0.53 1.087 
35 0.099 0.55 1.063 84 0.090 0.51 1.023 
36 0.100 0.57 1. 187 96 0.106 0.53 1.017 
37 0.090 0.60 1.163 97 0.086 0.52 1.030 
38 0.101 0.60 1.207 98 0.088 0.58 1.117 
39 0.098 0.53 1.137 103 0.092 0.52 1.177 
40 0.083 0.52 1.030 120 0.098 0.64 1. 193 
42 0.091 0.56 1.050 121 * 0.095 0.63 1.063 
43* 0.092 0.59 1.097 122 0.095 0.67 1.037 

* Previous Year Data 

COMMUNITY DEVELOPMENT CPUO 1a-1ooll 



Land Use 

TRIP GENERATION 

VINTAGE COMMERCE CENTER CPD 
COMPREHENSIVE PLAN AMENDMENT 

ITE TRIP GENERATION REPORT, 10th EDITION 

COMMERCIAL INTENSITY 
350,000 SQ. FT. OF RETAIL 

300 HOTEL ROOMS 

Trip Generation - Total Trips 
Vintaoe Commerce Center ,,-, 

Weekday AM Peak Hour Weekday PM Peak Hour 
In Out Total In Out Total 

Da· 
(2-way) 

Shopping Center 203 124 327 659 714 1,373 14,092 
(350,000 Sq. Ft.) 

Hotel 
86 59 145 I 01 98 199 2,960 

(300 rooms) 

Total Trips 289 183 472 760 812 1,572 17,052 

Trip Generation - New Trips 
m age ommerce en er V't C . Ct 

Weekdav A.M. Peak Hour Weekday P.M. Peak Bour Daily 
Land Use 

In Out Total ln Out Total (2-way) 

Total Trips 289 183 472 760 812 1,572 17,052 
Less Retail Pass-By 

-49 -49 -98 -206 -206 -412 -4,228 
Trips 

New Trips 240 134 374 554 606 1,160 12,824 

: .~ \ 
. . ; ~ ~ ~ : I ' i: I . . 

CPA2018· 10013 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1 ODO Sq. Ft. GLA 
On a: Weekday 

Setting/Location: General Urban/Suburban 
Number of Stu dies: 147 

1000 Sq. Ft. GLA: 453 
Directional Distribu tion: 50% en tering , 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

7.75 

Data Plot and Equation 

60,000 

50,000 

(/) 

~ 40,000 
LU 
a 
~ 
II 

1-
30,000 

20,000 

10,000 

X Study Sito 

X 
X 

X X 
X 

~ 

500 

Range of Rates 

7.42 • 207.98 

X 

X 

X 

~-, 

x X X 
X 

X 

X = 1000 Sq FL GLA 

Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.68 Ln(X) + 5.57 

~ ,--- ' 
''\ ' ,, 

I : I 

X 

, 
, 'x 

1,000 

Trip GeneraUon Man~al 10t~ Edition • Volume 2: Data • Retail (Land Uses 800- 899) 
' \ 

X 

Standard Deviation 

16.41 

, X 

X 

X 

X 

1,500 

Average Rate 

R'= 0.76 

APR 3 0 2\~l9 

COMMU \'N PFVELOPJAE~1 .ti ,/1 
. ~,, 
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Shopping Center 
(820) 

Vehicle Trip Ends vs : 1000 Sq. Ft. GLA 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 7 and 9 a.m. 

Setting/Location : General Urban/Suburban 
Number of Studies: 84 

'1000 Sq . Ft. GLA: 351 
Directional Dis tribu tion: 62% entering, 38% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

0.94 

Data Plot and Equation 

1,500 

"' -g 1,000 
w 
C. 
·c 
I--
II 

1--

500 

X Study Site 

X 

500 

Range of Rates 

0 .18 - 23 74 

X 

X XX 

X 

X 

X 
½)<,, 

X = 1000 Sq Ft. GLA 

Fitted Curve 

Fitted Curve Equation: T = 0.S0(X) + 151.78 

X 

1,000 

Standard Devi tion 

0 87 

X 

X 

X 
X 

1.500 

Average Rate 

R'= 0.50 

4 J Trip Geeernhoo Maeoal 1rnh Edihoo • Vefome 2 Dala • Rei,il (Cmd Uses 800-899) 

I 

COMMUNITY'DEVELOPMENT · CfAlO 18-10011 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 
Number of Studie : 26 '1 

1000 Sq. Ft. GLA: 327 
Directional Distribu tion: 48% entering, 52% exiting 

Vehicle Trip Generation per 1000 Sq . Ft. GLA 
Average Rate 

3.81 

Data Plot and Equation 

8,000 

6,000 

"' " C 
w 
a. 
~ 
II 

4,000 f--

X 

2,000 

500 

X Study Sito 

X 

Range of Rates 

0 74 - 18.69 

X 

X 

X 

X X 

1,000 

X ~ 1000 Sq . Ft. GLA 

Fitted Curve 

Fitted Curvo Equation : Ln(T) = 0.74 Ln(X) + 2.89 

X 

X 

X 

X 

X X X 

1,500 

1 Trip Generation Man'ual 10111 Edition• Volume 2: Data • Retail (Land Uses 800- 899) 
' I . ' ' I ·~ I 

Standard Deviation 

2 04 

X 

2.000 

Average Rate 

R'= 0.82 
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Hotel 
(310) 

Vehicle Trip Ends vs : Rooms 
On a: Weekday 

Setting/Location : General Urban/Suburban 
Number of Studies : 6 

Avg . Num. of Rooms : ·t46 
Directional Dis tribution : 50% entering, 50% exiting 

Vehicle Trip Generation per Room 
Average Ra te 

8.36 

Data Plot and Equation 

2,500 

2,000 

<I) 

-0 
C 
w 

1,500 a. 
~ 
II 
I-

1,000 

500 

50 

X Study Site 

Range of Rates 

531-9.53 

X 

;7 
X 

X 

100 150 

X = Nurn ber of Rooms 

Fitted Curve 

Fitted Curve Equation : T = 11.29(X) • 426.97 

I I ' I . l '•I 
l J ·1 . ' l ' 1 I 

200 

' Trip Generation Manual 10111 EailiOJ), • Vol me 2: Data• Lodging (Land Uses 300- 399) 

. APR 3 0 2L 19 t 

Standard Deviation 

1.86 

250 

Average Rate 

R'= 0.92 

300 

iti:' 

CPA201a-10013 



Hotel 
(310) 

Vehicle Trip Ends vs: Rooms 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 
Number of Studie : 25 

Avg . Num. of Room . 178 
Directional Dis tribution. 59% entering, 41% exiting 

Vehicle Trip Generation per Room 
Average Ra t 

0 47 

Data Plot and Equation 

300 

</) 

"O 
C 
w 
a. 200 
~ 
II 
I-

100 

100 

X Study Sito 

Fitted Curve Equation: T = 0.50(X) • 5.34 

Range of Rates 

0 20 · 0 .84 

X 

X 

200 

X = Number o f Room s 

Fltted Curve 

X --* 

300 

Standard Deviation 

0 14 

X 

, X 

400 

Average Rato 

R'= 0.85 

500 

[ r t itE"' J 
Trip Generation Manual 10th Edition• Volume 2: Data • Lodging (Land Uses 300- 399) 

1' 
..I 

APR 3 0 i2~l~ 
-! . ; . , 
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CPA2018-10015 
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Hotel 
(310) 

Vehicle Trip Ends vs: Rooms 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 
Setting/Location: General Urban/Suburban 

Number of Studies: 28 
Avg . Num. of Rooms: 183 

Directional Distribu tion: 51 % entering, 49% exiting 

Vehicle Trip Generation per Room 
Ave rage Rate 

0 60 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit M14 
Public Facilities Impacts Analysis 

Sanitary Sewer 

The proposed project falls within the Lee County Utilities Sewer Service Area and service to this area is 

provide by the Three Oaks Wastewater Treatment plant located at the Northeast corner of Three Oaks 

Parkway and San Carlos Blvd. intersection. Two existing 6 inch sewer force main stub-out connections 

have been provided at the project property line on the East side of the Three Oaks Parkway extension on 

the North side of Alica Road. These existing stub-outs are planned to provide service to the project once 

they have been accepted and conveyed to Lee County Utilities. At this time, the sewer force main utilities 

are in the process of being accepted by Lee County Utilities. No capacity problems are projected for the 

Three Oaks Wastewater Treatment Plant. Lee County Utilities has issued a Sewer Availability letter. 

Lee County Sewer Demand (flows taken from 2018 Lee County Concurrency Report): 
Required to be provided 2018 27,400,000 Gallons per Day 
Required to be provided 2019 27,800,000 Gallons per Day 
Designed capacity 2020 43,500,000 Gallons per Day 
Designed capacity 2021 49,500,000 Gallons per Day 

Estimated Max. Residential Sewer Demand: 200 GPO/unit X 400 units= 80,000 GPO 
Estimated Max. Commercial Sewer Demand: 0.1 GPD/S.F. X 350,000 S.F.= 35,000 GPO 
Estimated Max. Hotel Sewer Demand: 100 GPD/room X 300 rooms= 30,000 GPO 

Potable Water 

The proposed project falls within the Lee County Utilities Water Service Area and service to this area is 
provided by the Corkscrew Water Treatment plant located at 16101 Alica Road. Two existing 12 inch 
water main stub-out connections have been provided at the project property line on the East side of the 
Three Oaks Parkway extension on the North side of Alica Road . These existing water main stub-outs are 
planned to provide service to the project once they have been accepted and conveyed to Lee County 
Utilities. At this time, the water main utilities are in the process of being accepted by Lee County Utilities. 
No capacity problems are projected for the Corkscrew Water Treatment Plant . Lee County Utilities has 
issued a Water Availability Letter. 

Lee County Water Demand (flows taken from 2018 Lee County Concurrency Report): 
Required to be provided 2018 41,000,000 Gallons per Day 
Required to be provided 2019 41,700,000 Gallons per Day 
Designed capacity 2020 51,900,000 Gallons per Day 
Designed capacity 2021 51,900,000 Gallons per Day 

Esti mated Max. Residential Water Demand: 250 GPO/unit X 400 units= 100,000 GPD I . . ·. . · . . . 
Ja~ ~ary28,201-9 ' ' .:. _.) ' :_ . ' - Grady 'llnor 18 - 1 Poageolo'43 
dRMALPOO Exh M14 Public Facilities Impacts 1 nalysis-rev1.docx 11111 CPA 2 Q J. 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit M14 
Public Facilities Impacts Analysis 

Estimated Max. Commercial Water Demand: 
Estimated Max. Hotel Water Demand: 

Reclaimed (Irrigation Quality) Water 

0.1 GPD/S.F. X 350,000 S.F.= 35,000 GPO 
100 GPO/room X 300 rooms= 30,000 GPO 

There currently are no reclaimed water mains along Three Oaks Parkway extension in the vicinity of the 
proposed project. It is anticipated that a well system will be utilized to provide irrigation water for the 
project and will be permitted by the South Florida Water Management District and Lee County as 
necessary. 

Surface Water/Drainage Basins 

The subject property is located within the South Florida Water Management District (SFWMD). All new 
developments that receive approval from the SFWMD and comply with standards in Florida 
Administrative Code Chapter 62-330 will be deemed concurrent with the surface water management level 
of service standards set forth in THE LEE PLAN. Surface water management systems will be designed to 
SFWMD standards (to detain or retain excess storm water to match the predevelopment discharge rate 
for the 25-year, 3-day storm event). Storm water discharges must meet relevant water quality and surface 
water management standards set forth in Chapters 17-3, 17-40, and 17-302, and Rule 40E-4 of the Florida 
administrative Code. The proposed development is part of a master storm water management system 
that has been already been approved by the South Florida Water Management District. Proposed project 
improvements will be required to be permitted by the SFWMD as outlined above. The development is 
consistent with the County level of service standards. 

Parks. Recreation, and Open Space 

Based on the 2017 Lee County Concurrency Report, the 7,081 acres of existing regional parks currently 
operated by the local, state, and federal governments is sufficient to meet THE LEE PLAN non-regulatory 
level of service standard of 0.8 acres per 1,000 total permanent county population in the county. The 
existing park inventory meets the community park level of service standard in the county for the year 
2017 and will continue to do so at least through the next five years of CIP as shown within the 2018 Public 
Facilities Level of Service and Concurrency Report. 

The property is located within the Community Park South District #53. This community park district 
inventory of 259 acres provided meets THE LEE PLAN non-regulatory level of service standard. 

Public Schools[ ' ~ - -, ' J , ... ~ 

, 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit M14 
Public Facilities Impacts Analysis 

The subject project is located within the South Zone. The LOS standard was met in January 2018 for 
elementary and middle schools 901 and 329 available seats respectively. The LOS standard was not met 
in January 2018 for high schools with a deficit of 440 total seats. However, the inventory indicates that 
500 seats are programmed at the new Bonita Springs High School opening in 2018-19, which results in 60 
seats of available high school capacity for the south zone in the 2018-19 school year. 
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Comprehensive Plan Amendment - Map 

Exhibit M14 
Public Facilities Impacts Analysis 
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San Carlos Park Fire District 

FIRE PREVENTION DIVISION 
talion/:/ 53 

19591 Ben Hi ll ,riflin Pkw , 
orl Myers, FL. 39 IJ 

www.san arlos 1rc.org 
(239)267-7525 
fa x(239)267-7505 

Januur 1 - 5, 2019 
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Sanib ·I Bl vd. 

We carry 2500 gall rns o l' water on the in itiul re ' pun li ng unit~ unu each cng,i ne is e4ui 1 pcu wi th 
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our 111.: ighboring Firt' District . 
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LEE COUNTY 
S OU THW ST LORIDA 

BOA D OF COUNTY OMMI .. SIONER 

John E Manning 
DtstJ1CI One 

Cecil L PendergraS$ 
Dis/net Two 

Larry Kiker 
D Incl TflrH 

er 11 Hamrn~n 
District Four 

Frank M nn 
Oistriet Five 

Roger D Jarta,s 
County M•n ger 

Richard Wm W"'5Ch 
County Attor y 

Donna Marie Colhns 
He ri11g Examiner 

December 6, 2018 

Frank Feeney, P.E. 
Grady Minor 
3800 Via Del Rey 
Bonita Springs, FL 34134 

Re: Letter of Service Availability for Vintage Commerce Center 

Mr. Feeney, 

RECEIVED 

D C 1 0 2018 
0. Grady Minor 

& Associates, P.A. 

I am in receipt of your letter requesting a Letter of Service Availability for a land 
use change of a parcel located at 9401 Alico Road. The proposed plan would 
allow change the parcel to a FLU of "General Interchange" classification. 

Lee County Emergency Medical Services is the primary EMS transport agency 
responsible for coverage at the address you have provided. Because we currently 
serve this area and have a sufficient response data sample, we evaluated response 
times in this vicinity to simulate the anticipated demand and response. 

The primary an1bulance for this location is Medic 9, located 3.1 miles west There 
is a second location within :five miles of the proposed development. These . 
locations are projected to be able to meet existing service standards, as required in 
County Ordinance 08-16, and no additional impacts are anticipated at this time. 

It is our opinion that the service availability for the proposed development of this 
prope1ty is adequate at this time. Should the plans change, especially the density, 
a new analysis of this impact would be required. 

s· ce ·ely, 

fEmei"gency Medical 'Se1-yices 
J 1 ' '' ·, ' ,,_· 

\ ~ ... j 1 ·, 
., ., I 

APR 3 0 2G19 t ·· tJ 
t.;~1120 1 s-10011 

COMMUNITY DEVELOPMENT 
P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-211 1 

Internet address http·/twww.lee-county.com 
. 1, " AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



/\eeCounty ~ 0outhwesf r-;:forida 

3401 Metro Parkway 
Fort Myers, FL 33901 

Phone: (239) 533-0393 

BOARD OF COUNTY COMMISSIONERS November 19, 2018 

John Manning 
District One 

Cecil L 
Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm. 
Wesch 
County Attorney 

Donna Marie 
Collins 
Hearing Examiner 

r r-

Frank J. Feeney, P.E. 
Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

RE: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Proposed Support Facilities 

Dear Mr. Feeney, 

LeeTran has reviewed your request for service availability regarding the subject property at 
9401 Alico Road in Section 3, Township 46 S, Range 25 E. After reviewing the site and 
comparing the location with our existing and planned route locations according to the 2016 
Transit Development Plan (TDP), the following is determined: 

Currently, the site is adjacent to Route 60; the nearest stop is approximately 650 feet 
away. 
The site is within the ¼-mile fixed-route corridor and the ¾-mile ADA corridor. 
Currently, the headways on route 60 vary between 45 and 85 minutes, and runs Monday 
to Saturday. 
The 2016 TDP recommends improving frequencies to 30-60 minutes, adding Sunday 
service, and adding an additional morning trip (p.136-137). However, these 
improvements are unfunded. 

I am attaching a map of our route services in relation to the site. If you have any questions or 
require further information, please do not hesitate to contact me at (239) 533-0393 or 
avaldez@leegov.com. 

;;-: /14#~ 
Arnold Valdez 
Transit Planner 
Lee County Transit 

CC: File 
Levi McCollum, Sr. Planner 
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Service Availability 

Vintage Commerce Center 
Development Site 

• Bus Stop 

- Bus Route 
:•-
,.. Subject Parcel 

¼ Mile Service Area 

¾ Mile ADA Corridor 

N 

~ WWE 
s 

0.35 -----=========i Miles 
0 0.175 

/~e)ii• 
Prepared by LeeTran Planning Department 



THE SCHOOL DISTRICT OF LEE COUNTY 
2855 COLONIAL BLVD . • FORT MYERS , FLORIDA 33966 • WWW.LEESCHOOLS.NET 

DAWN HUFF 
LONG RANGE PLANNER 
239-337-8142 
DAWNMHU@LEESCHOOLS.NET 

November 16, 2018 

Frank Feeney, P.E. 
Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

RE: Vintage Commerce Center 

Dear Mr. Feeney: 

CATHLEEN O'DANIEL MORGAN 
CHAIRMAN, DISTRICT 7 

PAMELA H . LARIVIERE 
VICE CHAIRMAN, DISTRICT 5 

MARY FISCHER 
DISTRICT 1 

MEUSA W . GIOVANNELU 
DISTRICT2 

CHRIS N. PATRICCA 
DISTRICT3 

STEVEN K . TEUBER 
DISTRICT4 

JANE E. KUCKEL, PHO 
DISTRICT6 

GREGORY K. ADKINS, ED. D . 
SUPERINTENDENT 

ROBERT 0ODIG, ESQ. 
BOARD ATTORNEY 

This letter is in response to your request for comments dated November 12, 2018 for the Vintage 
Commerce Center in regard to educational impact. The project is located in the South Choice Zone S2. 

The applicant's request is for 400 multi-family dwelling units. With regard to the interlocal agreement for 
school concurrency the generation rates are created from the type of dwelling unit and further broken 
down by grade level. 

For multi-family, the generation rate is .115 and further broken down into the following, .058 for 
elementary, .028 for middle and .030 for high. A total of 46 school-aged children would be generated and 
utilized for the purpose of determining sufficient capacity to serve the development. 

The Concurrency Analysis attached, displays the impact of this development and there is sufficient seats 
available to serve the need within the Concurrency Service Area (CSA). 

Thank you and if I may be of further assistance, please call me at 239-337-8142. 

Sincerely, 

Dawn Huff, Long Range Planner 

APR 3 0 2G'l9 
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LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING AUTHORITY 
NAME/CASE NUMBER 
OWNER/AGENT 
ITEM DESCRIPTION 

LOCATION 
ACRES 
CURRENT FLU 
CURRENT ZONING 

PROPOSED DWELLING UNITS BY 
TYPE 

STUDENT GENERATION 
Elementary School 

Middle School 

High School 

CSA SCHOOL NAME Z0ZZ/23 
South CSA, Elementary 

South CSA, Middle 

South CSA, High 

Prepared by: 

! ~ .-

Lee County School District 

Vintage Commerce Center 

CLE RE Investment I, LLC 

various amendments; all impacts in South CSA, sub area S2 

North side of Alica Rd Just west of 1-75 

33.00 

Industrial Commercial Interchange 

Commercial Planned Development 

Single Family Multi Family Mobile Home 
0 400 0 

Student Generation Rates 

SF MF MH 

~ ~:::, 0.058 -= 
0.028 

0.03 

Source: Lee County School District, November 16, 2018 letter 

CSA Projected CSA Available 
CSA Capacity (1) Enrollment (2) Capacity 

13,291 11,993 1,298 

6,904 5,561 1,343 

8,703 8,347 356 

Projected 
Students 

23.20 
11.20 

12.00 

Projected 
Impact of 
Project 

23 

11 

12 

Adjacent CSA 

Available LOS is 100% Available 
Capacity Perm FISH Capacity 
W/lmpact Capacity w/lmpact 

1275 90% 

1332 81% 

344 96% 

(1) Permanent Capacity as defined in the lnterlocal Agreement and adopted in the five (5) years of the School District's Five Year Plan 

(2) Projected Enrollment per the five (5) years of the School District's Five Year Plan plus any reserved capacity (development has a valid 

finding of capacity) 

(3) Available Adjacent CSA capacity Is subject to adjacency criteria as outlined in the lnterlocal Agreement and the School District's 

School Concurrency Manual 

Dawn Huff, Long Range Planner 

- ,,,..,..,.. - r-
( 
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Carmine 9,1.arceno 
Sheriff 

Novemb r 2 , 20 18 

Frank J. Feeney, P.E. 
Gra dy Minor & Associa tes 
3800 Via D 1 Rey 
Bonita Springs, Florida 34134 

Mr. Feen ey, 

"Proud to Serve" 

State of Florida 
County of Lee 

RECEIVED 

NOV 2 8 2018 
0 . Grady Minor 

& Associates, P.A. 

A proposed Amendment to the Lee Counl'jl Comprehensive Plan to change 
the land use designation on approximately 33 +- acres at 9401 Alica Road 
in Section 3, Township 46 S, Rang 25 E from Industria l Comm rcial 
Interchange to General Interchange does not. affect the ability of the Lee 
County Sheriff's Office to provide core services at this time. As such, this 
agency does not object to the proposed change in land use designation. 

We will provide law enforcement services primarily from our South District 
office in Bonita Springs. At the time of application for new developmen t orders 
or building permits, th applicant shall provide a Crime Prev ntion Through 
Environmental Design (CPTED) report to the Lee County Sh riffs Office for 
review and comments. Please contact Community Relations Supervisor Beth 
Schell at 258-3287 \,Vi.th any questions regarding the CPTED study. 

Respectfully, 

Stan N Ison, 
Director, Planning and Research 

APR 3 0 2L19 CPA2018· 10011 
COMMUNITY DEVE\~~Etf1 

"The Lee County Sheriff's Office is an Equal Opportunity Employer)} 
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SOUTHW E ST FLORIDA 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 

Cecil L Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
Hearing Examiner 

·,, 

Mr. Frank Feeney, P.E. 
Grady Minor 
3800 Via Del Rey 
Bonita Springs, FL 34134 

SUBJECT: Vintage Commerce Center 
Lee County Solid Waste Division - Letter of Availability 

Dear Mr. Feeney: 

November 26, 2018 

The Lee County Solid Waste Division is capable of providing solid waste collection service 
for the referenced planned development. Disposal of the any commercial and residential 
solid waste generated from the properties within the Vintage Commerce Center 
development boundaries can be performed at the Lee County Resource Recovery Facility 
and the Lee-Hendry Regional Landfill. Plans have been made, allowing for growth, to 
maintain long-term disposal capacity at these facilities. 

Please ensure compliance with Solid Waste Ordinance No. 11-27 and LCLDC 10-261 for 
space requirements of garbage and recycling containers and accessibility of the collection 
vehicles. While there is no requirement in Ordinance No. 11-27 for bulk waste storage, 
please consider some additional space for the storage of bulk waste items that may not fit 
into a dumpster (mattress, appliance, furniture disposal etc.) for multi-family dwellings. 

Solid Waste Ordinance (11-27) establishes that the Property Owner(s) will be responsible 
for all future applicable solid waste assessments and fees. 

If you have any questions, please call me at (239) 533-8000. 

Sincerely, 

Brigitte Kantor 
Public Utilities Manager 
Solid Waste Division 

Cc: David Helmick, Environmental Specialist, Sr. COMMUNlrf DEVELOPMENT 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://www.lee-county.com 
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lfLee County i=J Soutfiwesf '"FforiclCI 
BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 

Cecil L Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desja~ais 
County Manager 

Richard Wm Wesch 
County Attorney 

Donna Marie Collins 
County Chief 
Hearing Examiner 

November 8, 2018 

Frank J. Feeney, P.E. 
Q. Grady Minor & Assoc., P.A. 
3800 Via Del Rey 
Bonita Springs, FL 34134 

RE: Potable Water and Wastewater Availability 
Vintage Commerce Center, 9401 Alica Road 

Via E-Mail 

STRAP #s: 03-46-25-00-00001.1100 and 03-46-25-00-00001.1090 

Dear Mr. Feeney: 

The subject property is located within the Lee County Utilities Future Service Area as 
depicted on Maps 6 and 7 of the Lee County Comprehensive Land Use Plan. Potable water 
and sanitary sewer lines have been installed along Three Oaks Extension adjacent to the 
property mentioned above; however. those lines have not yet been conveyed to. or 
accepted by. Lee County Utilities. As a result, service at the subject property is unavailable. 
To provide service to the subject parcels, the developer constructed system 
enhancements, e.g., potable water and sanitary sewer lines along Three Oaks Extension, 
must be conveyed to, and accepted by, Lee County Utilities. 

Your firm has indicated that this project will consist of 400 multi-family units, a 300-room 
hotel, and 350,000 sq. ft. of commercial uses, with an estimated flow demand of 
approximately 145,000 gallons per day. While it appears Lee County Utilities may 
presently have sufficient capacity to provide potable water and sanitary sewer service as 
estimated above; however, insofar as the necessary services lines. although constructed, 
have not yet been conveyed to. and accepted by, Lee County Utilities. service at the subject 
property will remain unavailable. 

Availability of potable water and sanitary sewer service is contingent upon final 
acceptance of the infrastructure that has been constructed by the developer to serve the 
subject property. Upon completion and final acceptance of this project, potable water 
service will be provided through our Green Meadows Water Treatment Plant. 

Sanitary sewer service may subsequently be provided by our Three Oaks Wastewater 
Treatment Plant. The Lee County Utilities' Design Manual requires the project engineer to 
perform hydraulic computations to determine what impact this project will have on our 
existing system. 

,- CPA201&-10011 
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2018-11-08 Vintage Commerce Center Letter Of Availability .Docx 
November 8, 2018 
Page 2 

This letter should not be construed as a commitment to serve, but only as to the availability of 
service. Lee County Utilities will commit to serve only upon receipt of all appropriate connection 
fees, a signed request for service and/or an executed service agreement, and the approval of all 
State and local regulatory agencies. 

Further, this letter of availability of potable water and sanitary sewer service is to be utilized for 
CPD only. Individual letters of availability will be required for the purpose of obtaining building 
permits. 

Sincerely, 

-- ./1/, / 
-~------) ,...-;7_~::,--7 

/ ·7 / ./· 

</ //<-~tY\ / <_ 
/f'd,¥~/ -~ 

/ 
Nathan Beals, PMP 
Senior Manager 
(239) 533-8157 
LEE COUNTY UTILITIES 

r~ -
ir~\';1 ~ 
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II GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Mr. Benjamin Abes 
Deputy Director 
Lee County Department of Public Safety 
P.O. Box 398 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Mr. Abes: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the 
land use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alico Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your 
agency determining the adequacy/ provision of existing / proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 
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November 12, 2018 

Fire Marshall Steve Lennon 
San Carlos Park Fire Protection & Rescue Service District 
19591 Ben Hill Griffin Pkwy. 
Fort Myers, FL 33913 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Mr. Lennon: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the 
land use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alica Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your 
agency determining the adequacy/ provision of existing I proposed support facilities . 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 
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II GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Ms. Loma Antoine 
Senior Transportation Planner 
Lee County Department of Transportation 
1500 Monroe Street 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Ms. Antoine: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the land 
use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alico Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your agency 
determining the adequacy/ provision of existing/ proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

,1,--L-J·'l 
I 

Frank J. Feeney, P.E. 
Sr. Project Manager 
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II GradyMinor 
Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Mr. Steve Myers, Director 
LeeTran 
3401 Metro Parkway 
Fort Myers, FL 33901 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Mr. Myers: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the land 
use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alico Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your agency 
determining the adequacy / provision of existing/ proposed support facilities. 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 
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Civil Engineers • Land Surveyors • Planners • Landscape Architects 

November 12, 2018 

Ms. Dawn Huff 
Long Range Planner 
The School District of Lee County 
2855 Colonial Blvd. 
Fort Myers, FL 33966 

Re: Vintage Commerce Center 
Proposed Lee County Comprehensive Plan Amendment 
Letter of Adequacy/Provision of Existing/Prosed Support Facilities 

Dear Ms. Huff: 

A proposed Amendment to the Lee County Comprehensive Plan is being requested to change the land 
use designation on approximately 33± acres from an existing future land use of "Industrial 
Commercial Interchange" to a proposed "General Interchange" classification. 

The subject property is located at 9401 Alica Road in Section 3, Township 46 S, Range 25 E. 

The Comprehensive Plan Amendment application requires that we provide a Letter from your agency 
determining the adequacy/ provision of existing I proposed support facilities . 

If you have any questions or need additional information, please contact our office. 

Sincerely, 

Frank J. Feeney, P.E. 
Sr. Project Manager 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

The application proposes to amend the Future Land Use Map of the Lee Plan to re-designate 
approximately 34+/- acres from the Industrial Commercial Interchange Future Land Use Category to 
the General Interchange Future Land Use Category. A text amendment is also proposed to reallocate 
18± acres for residential uses in Table 1 (b). The property owner desires to amend the existing CPD 
zoning to enable the property owner to pursue a mixed-use alternative that incorporates up to 400 
multi-family dwelling units. The General Interchange Future Land Use Category permits multi-family 
residential development at a density range of 8 to 14 dwelling units per acre, with up to 22 dwelling 
units per acre allowed with use of bonus density. The companion CPD will demonstrate compliance 
with the density standards for the General Interchange Future Land Use Category. The balance of the 
site would be utilized for a variety of non-residential uses including general commercial and hotel uses 
consistent with the uses permitted in the General Interchange Future Land Use Category. 

Development of multi-family residential uses on the subject property represents one of the desirable 
and economically viable land uses in this location due to the proximity to 1-75 and Alico Road, easy and 
convenient access to Florida Gulf Coast University, Southwest Florida International Airport and access to 
other nearby employment, shopping and entertainment opportunities. This multi-family residential 
land use pattern is consistent with other sites having easy access to 1-75 interchanges throughout Lee 
County. An exhibit to this application identifies the various existing and planned residential land uses 
at or near the 1-75 interchanges. Attempts to create higher density multi-family in other locations have 
encountered resistance. The subject location is not adjacent to population centers that resist multi­
family and the younger demographic. 

The majority of the property is not located within a Southwest Florida International Airport noise zone. 
Under 2 acres of the property is located within noise zone area C, which does not prohibit residential 
development. Notice to residences would be provided in accordance with Chapter 34 of the LDC with 
regard to exposure to future airport noise. 

A full analysis of the public capacity impacts has been completed consistent with the Lee County 
Comprehensive Plan Amendment Application requirements. Below, is a consistency analysis with 
other Goals, Objectives and Policies of the Lee Plan, as well as an identification of Regional and State 
Plan policies related to the proposed plan amendment. 

1. Discuss how the proposal affects established Lee County population projections, Table l{b) 
(Planning Community Year 2030 Allocations), and the total population capacity of the Lee Plan 
Future Land Use Map. 

.J 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

A text amendment is proposed in addition to the map amendment. The text amendment includes an 
amended table l(b) which incorporates an allocation increase of 18± acres to the General Interchange 
Future Land Use Category for the Gateway/Airport Planning Community for residential development. 

In order to maintain the population accommodation figures adopted by the BOCC, an adjustment is 
necessary in another Planning Community to reflect a reduction in acreage equal to that proposed to be 
added to the Gateway/ Airport Planning Community. Due to the large allocation of land in both the 
Urban and Central Urban Lehigh Acres Planning Community, it is staff's suggestion that the acreage 
would be reduced in the Lehigh Acres Planning Community with the corresponding increase in the 
General Interchange Future Land Use Category- Gateway/ Airport Planning Community. 

Large areas of Lehigh Acres are not serviced with potable water and sanitary services. The subject 
property has central water and sewer services available. It is also an urban infill parcel and letters of 
availability have been obtained from the various service providers. The site is consistent with Goal 5, 
Objective 5.1 and Policies 5.1.1 - 5.1.4. The site is not located in an area with physical constraints or 
hazards. The property is not located in Airport Noise Zone B therefore the site is very suitable for 
residential development and is located in an area convenient to public facilities, transportation services, 
recreation and employment opportunities. 

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. 

Future Land Use Element 

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Special areas adjacent 
to the interchanges of Interstate 75 that maximize critical access points will be designated on the 
Future Land Use Map. Development in these areas must minimize adverse traffic impacts and provide 
appropriate buffers, visual amenities, and safety measures. Each interchange area is 
designated for a specific primary role: General, General Commercial, Industrial Commercial, 
Industrial, and University Village. Residential uses are only permitted in these categories in 
accordance with Policy 1.3.2. {Ordinance No. 94-30, 99-18, 00-22, 16-02, 17-13, 18-05}. 

POLICY 1.3.2: The General Interchange areas are intended primarily for land uses that serve the 
traveling public: service stations, hotel, motel, restaurants, and gift shops. But because of their 
location, market attractions, and desire for flexibility, these interchange uses permit a broad range 
of land uses th_at {ndude tourist commercial, general commercial, light industriall /commercial, and 
multi-family dwelling units. The standard density range is from eight dwelling units per acre (8 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

du/acre) to fourteen dwelling units per acre {14 du/acre). Maximum density is twenty-two dwelling 
units per acre {22 du/acre). {Ordinance No. 94-30, 99-18, 16-02, 17-12} 

The site is presently designated Industrial Commercial Interchange on the FLU map. The area has 
changed since the designation in the 80s when Alico Road was primarily industrial. The Alico/Ben 
Hill Griffin intersection and the Alico/1-75 interchange have become increasing more important 
as an area that serves the traveling public, as well as those heading south to FGCU. This 
application proposes to designate the property to the General Interchange FLU category. Both 
land use categories implement objective 1.3 of the FLU element due to the adjacency to 1-75. The 
proposed map amendment allows this critical interchange to be maximized in accordance with 
objective 1.3. Policy 1.3.2. Includes residential uses as a permitted use in the proposed General 
Interchange FLU category, which allows for a broader range of uses and increased flexibility to 
maximize the critical access point. 

The Development of FGCU, Southwest Florida International Airport and Florida Gulf Coast Town 
Center shopping provide desirable destinations for residents. Easy access to Alico Road and 1-75 
provide convenient and centralized accessibility to employment centers located in Lee and Collier 
County. The property owner intends to file for a companion CPD amendment to add MF 
residential as a permitted land use, in addition to a variety of general commercial land uses, also 
requiring convenient access to 1-75 and Alica Road. The CPD will contain appropriate 
development standards to insure that both residential and commercial uses will be developed in 
a compatible manner. 

POLICY 1.3.7: The following access control standards will apply to the interstate interchange 
areas of Luckett Road, Alica Road, Corkscrew Road, and Bonita Beach Road. The specified 
turning movements are not to be construed as conveying a property right or creating any 
expectation that they will be a permanent feature. The county reserves the right to modify or 
further restrict movements as it deems necessary to address operational and safety issues. Access 
control issues for Daniels Parkway west of 1-75 are governed by the controlled access resolution 
adopted by the Board of County Commissioners on October 4, 1989, as may be amended from 
time to time. The other interchange areas are state roads where access is controlled by the Florida 
Department of Transportation under the provisions of Rule 14-97.003, FAC. The standard is a 
strict requirement during the rezoning and development order processes for cases after the 
effective date of this policy. 

A potential right in only access to Alico Road has been shown on the companion CPD master 
concept plan. The property owner is meeting with FOOT officials to determine whether access 
in the limited access area of 1-75 can be granted. The applicant underslt!Wi tl:laJ,_acctj,\s dir:,cJ;lYn 111 to Alico Road will be determined by FOOT and the USDOT. 1.-rll '{. U 1 fJ - I U U ;, 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16 and Table 
1{b) and Policies 1.1.1 and 2.2.2} depicts the proposed distribution, extent, and location of 
generalized land uses for the year 2030. Acreage totals are provided for land in each Planning 
Community in unincorporated Lee County. No development orders or extensions to development 
orders will be issued or approved by Lee County that would allow the acreage totals for residential, 
commercial or industrial uses contained in Table 1{b) to be exceeded. This policy will be 
implemented as follows: 

1. For each Planning Community the County will maintain a parcel based database of existing 
land use. The database will be periodically updated at least twice every year, in September 
and March, for each Planning Community. 

2. Project reviews for development orders must include a review of the capacity, in acres, that 
will be consumed by buildout of the development order. No development order, or extension 
of a development order, will be issued or approved if the project acreage, when added to the 
acreage contained in the updated existing land use database, exceeds the limitation 
established by Table 1{b}, Acreage Allocation Table regardless of other project approvals in 
that Planning Community. For limerock mining in Planning Community #18, see special 
requirements in Policy 33.1.4 regarding industrial acreages in Table 1{b). 

3. At each regularly-scheduled date for submission of the Lee Plan Evaluation and Appraisal 
Report, the County must conduct a comprehensive evaluation of Planning Community Map 
and the Acreage Allocation Table system, including but not limited to, the appropriateness of 
land use distribution, problems with administrative implementations, if any, and areas where 
the Planning Community Map and the Acreage Allocation Table system might be improved. 

The acreage allocation table will need to be modified to reflect that there will be an additional 18± 
acres of land added to the General Interchange Future Land Use Category in the Airport/Gateway 
Planning Community. This is an amendment necessary to reflect the FLU Map amendment re­
designating the 34± acres from Industrial Commercial Interchange to General Commercial Future Land 
Use Category. 

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be 
promoted through the rezoning process to contain urban sprawl, minimize energy costs, conserve 
land, water, and natural resources, minimize the cost of services, prevent development patterns where 
large tracts of land are by-passed in favor of development more distant from services and existing 
communities. r-·~ : ': 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

POLICY 2.1.1: Most residential, commercial, industrial, and public development is expected to 
occur within the designated Future Urban Areas on the Future Land Use Map through the 
assignment of very low densities to the non-urban categories. 

Objective 2.1 and implementing policy 2.1.1 encourage the use of existing urban areas where services 
and infrastructure exist to serve new development. The General Interchange FLU category is a future 
urban area and has the full range of urban services available directly at the subject property, including 
water, sewer and road way capacity. Development in this location provides for a compact and 
contiguous growth pattern. 

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of the Future Urban 
Areas where adequate public facilities exist or are assured and where compact and contiguous 
development patterns can be created. Development orders and permits (as defined in F.S. 
163.3164(7)) will be granted only when consistent with the provisions of Sections 163.3202{2){g) and 
163.3180, Florida Statutes and the county's Concurrency Management Ordinance. 

POLICY 2.2.1: Rezonings and development-of-regional-impact proposals will be evaluated as to 
the availability and proximity of the road network; central sewer and water lines; community 
facilities and services such as schools, EMS, fire and police protection, and other public facilities; 
compatibility with surrounding land uses; and any other relevant facts affecting the public health, 
safety, and welfare. 

Urban services are available at or near the project site. Schools, EMS, fire and sheriff's office services 
are available in the vicinity of the project consistent with objective 2.2 and policy 2.2.1 of the FLU 
element. 

POLICY 2.2.2: Map 1 of the Future Land Use Map series indicates the uses and density ranges 
that will ultimately be permitted on a given parcel. However, it is not a guarantee that such 
densities or uses are immediately appropriate, as the map provides for the county's growth 
beyond the Lee Plan's planning horizon of 2030. During the rezoning process the Board of 
County Commissioners will balance the overall standards and policies of this plan with three 
additional factors: 

I. Whether a given proposal would further burden already overwhelmed existing and committed 
public facilities such that the approval should be delayed until the facilities can be 
constructed; and 

2. Whether a given proposal is for land so far beyond existing development or adequate public 
facilities that approval should be delayed in an"?ffort 0 to , encourag~ ,o'!]epct and efficient 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

growth patterns; and 

3. Whether a given proposal would result in unreasonable development expectations that may 
not be achievable because of acreage limitations contained in the Acreage Allocation Table 
(see Policy 1. 7.6, Map 16 and Table l{b)). Additional provisions related to mining are 
provided in Policy 33.1.4. 

In all cases where rezoning is approved, such approval does not constitute a determination that 
the minimum acceptable levels of service (see Policy 95.1.3} will be available concurrent with the 
impacts of the proposed development. Such a determination must be made prior to the issuance 
of 

The applicant has analyzed public service availability and confirmed that capacity is available at the 
present time to serve the uses permitted by the proposed General Interchange FLU map designation. 
Residential uses are included in the companion CPD. Development of the site with residential uses in 
addition to commercial uses will not further burden any public facilities. This amendment proposes to 
revise the table 1 (b) acreage allocation, to increase the acreage by 33.95 +/- acres to accommodate the 
proposed change in FLU categories, and a corresponding reduction in acreage is proposed in the 
Industrial Commercial FLU category community. 

OBJECTIVE 2.4: FUTURE LAND USE MAP AMENDMENTS. Regularly examine the Future Land Use 
Map in light of new information and changed conditions, and make necessary modifications. 

POLICY 2.4.1: The County will accept applications from private landowners or non-profit 
community organizations to modify the boundaries as shown on the Future Land Use Map. 
Procedures, fees, and timetables for this procedure will be adopted by administrative code. 

The proposed FLU map amendment provides for an interchange category with a broader range of uses 
that is more consistent with the surrounding land uses. The category also permits multi-family 
residential development on the property. As central Lee County has evolved, the property is now 
ideally situated to support a mixture of general commercial and residential land uses. This pattern of 
development is not a typical of other Lee County 1-75 interchange areas. Ease of access to 1-75 for our 
workforce and proximity to shopping, education, entertainment and SW Florida International Airport 
makes the site well-suited for both residential and commercial land uses. 

OBJECTIVE 2.11: CARRYING CAPACITY. Understand the carrying capacity of the future land use map 

1 
and integrate the concept i,:ito planning strategies. 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

The modification is to a FLU category which permits residential uses in addition to commercial land uses 
is addressing the carrying capacity of the Lee Plan FLU map. Providing for the in-demand use of more 
residential development central to urban services and employment and where capacity exists to 
accommodate this growth is consistent with good land use planning strategies. 

GOAL 4: SUSTAINABLE DEVELOPMENT DESIGN. To pursue or maintain land development regulations 
which encourage creative site designs and mixed use developments. Using an overlay, locate appropriate 
areas for Mixed Use, Traditional Neighborhood Development, and Transit Oriented Development. 
(Amended by Ordinance No. 94-30, 07-15} 

OBJECTIVE 4.1: Maintain the current planned development rezoning process which combines site 
planning flexibility with rigorous review. (Amended by Ordinance No. 91-19, 94-30, 07-15} 

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

The subject site is currently zoned as a planned development and it is the intent of the owner 

to file a companion CPD amendment. The MCP demonstrates the location of proposed uses, 

buffers, water management and on-site preserves. 

GOAL 5: RESIDENTIAL LAND USES. To provide sufficient land in appropriate locations on the Future 
Land Use Map to accommodate the projected population of Lee County in the year 2030 in attractive 
and safe neighborhoods with a variety of price ranges and housing types. 

OBJECTIVE 5.1: All development approvals for residential, commercial, and industrial land uses must 
be consistent with the following policies, the general standards under Goal 11, and other 
provisions of this plan. 

POLICY 5.1.1: Residential developments requmng rezoning and meeting Development of 
County Impact {DC!} thresholds must be developed as planned residential developments. 

POLICY 5.1.2: Prohibit residential development where physical constraints or hazards exist, or 
require the density and design to be adjusted accordingly. Such constraints or hazards include but 
are not limited to flood, storm, or hurricane hazards· up_stable soil or geologic conditions; 
en~ironmental limita_ti~_ns; aircraft noise; or other characttieristics that rrjay,end~nger.ther esidential 
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Vintage Commerce Center 
Comprehensive Plan Amendment - Map 
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POLICY 5.1.4: Prohibit residential development in all Industrial Development areas and Airport 
Noise Zone 8 as indicated on the Future Land Use Map, except for residences in the Industrial 
Development area for a caretaker or security guard. (Ordinance No. 94-30, 07-09, 18-05) 

The companion CPD application is an amendment to an existing CPD. The intent is to modify the schedule 
of uses to include a larger variety of commercial uses, as well as, multi-family residential uses consistent 

with the proposed General Interchange future land use category. 

The majority of the site is outside the noise contours for Southwest Florida International Airport. A very 
small portion in the northwest corner of the site is within zone C of the noise contour, requiring notice to 
property owners for potential impacts from noise associated with the airport. No portion of the site is 
within noise zone B. 

GOAL 11: MIXED USE: Encourage mixed use developments that integrate multiple land uses, public 
amenities and utilities at various scales and intensities in order to provide: diversified land development; a 
variety of housing types; greater connectivity between housing, workplaces, retail businesses, and other 
destinations; reduced trip lengths; more transportation options; and pedestrian and bicycle-friendly 
environments. 

OBJECTIVE 11.1: MIXED USE DEVELOPMENT. Allow and encourage mixed use development within 
certain future land use categories and at appropriate locations where sufficient infrastructure exists to 
support development. 

POLICY 11.1.1: Developments located within the Intensive Development, Central Urban, or Urban 
Community future land use categories that have existing connectivity or can demonstrate that 
connectivity may be created to adjacent neighborhoods are strongly encouraged to be Future Land 
Use 11-36 October 2018 developed with two or more of the following uses: residential, commercial 
(including office), and light industrial (including research and development use). 

POLICY 11.1.2: Residential densities may be calculated from the entire project area when the 
development is consistent with the following: 

• At least three uses are proposed and must include residential, commercial (including 
office) and light industrial (including research and development use) 
• The development is located in the Intensive Development, Central Urban, or Urban 
Community future land use categories. 
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Transportation Element (Please see Traffic Impact Statement prepared by TR 
Transportation Consultants, Inc.) 

GOAL 37: LEVEL OF SERVICE STANDARDS. Establish and maintain specified levels of service on state and 
county roads within unincorporated Lee County and the roads the county maintains within the 
municipalities, including those level of service standards adopted by Rule by the Florida Department 
of Transportation for Florida Intrastate Highway System (FIHS} facilities. 

POLICY 37.1.1: LOS 11£ 11 is the minimum acceptable LOS for principal and minor arterials, and major 
collectors on county-maintained transportation facilities. LOS standards for the State Highway 
System during peak travel hours are 11D11 in urbanized areas and "C" outside urbanized areas. 

The minimum acceptable LOS for Pine Island Road between Burnt Store Road and Stringfellow 
Boulevard is also subject to Objective 14.2. 

For minimum acceptable levels of service determination, the peak season, peak hour and peak 
direction conditions will be defined as the 100th highest volume hour of the year in the predominant 
traffic flow direction. The 100th highest hour approximates the typical peak hour during the peak 
season. Peak season, peak hour and peak direction conditions will be calculated using K-100 factors 
and 11D11 factors from the nearest, most appropriate county permanent traffic count station. 

POLICY 39.1.1: New development must: 

• Have adequate on-site parking. 
• Have access to the existing or planned public road system except where other public policy 

would prevent such access. 
• Fund all private access and intersection work and mitigate all site-related impacts on 

the public road system; this mitigation is not eligible for credit against impact fees. 

POLICY 40.1.1: The through traffic capacity of the county's expressways, arterials, and 
collectors will be protected by: 

• Regulating accesses to collector and arterial streets to the extent permitted by state law. 

• Providing sufficient distance between land access and expressway/freeway interchanges. 
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• Prohibiting on-street parking on arterials and collectors except in areas designated by the 
Board of County Commissioners. 

• Developing a system of parallel access or frontage roads along identified collectors, arterials, 
and limited access facilities . 

• Requiring access to arterials and collectors to be designed, funded, or built to meet forecasted 
use needs, including turn lanes, acceleration and deceleration lanes, and funding for future 
signalization. (Amended and Relocated by Ordinance No. 99-15} 

POLICY 40.1.2: The following standards are hereby established as the minimum desirable 
distances between connections to the county-maintained road network: 

Roadway Classification Centerline Distances (Feet) 

Arterial 660 
Collector 330 
Local Street 125 
Frontage road, reverse frontage 60 
or accessway 

Exceptions to these standards, and any criteria that would govern these exceptions, will be 
specified in the county's land development code. Certain roadways in the county are designated 
by the board as "controlled access, 11 to which permanent access points are restricted to locations 
established and set by a specific access plan adopted by the Board by resolution. 
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Community Facilities and Services 

GOAL 53: POTABLE WATER INFRASTRUCTURE. Provide high-quality central potable water 
service throughout Lee County. Ensure that the costs of providing facilities is borne by those who benefit 
from them. 

The proposed project falls within the Lee County Utilities Water Service Area and will connect to the 
water distribution system at the two 12 inch existing water main stubout locations that enter into the 
project on the East side of the Three Oaks Parkway extension. The construction cost associated with 
the water main connection will be paid for by the parcel developer. 

OBJECTIVE 53.1: The county will ensure the provision of acceptable levels of potable water 
service throughout the future urban areas of the unincorporated county, either directly by Lee County 
Utilities, or indirectly through franchised utility companies. 

The proposed project falls within the Lee County Utilities Water Service Area. Acceptable levels of 
service will be maintained by LCU. The proposed project will be designed to meet the applicable 
requirements to meet the regulatory agency requirements. 

POLICY 53.1.2: The minimum acceptable level of service standards for potable water 
connections to Lee County Utilities are established in Policy 95.1.3. 

The project will provide acceptable levels of service to the end users of the property through a 
network of water distribution and sewer collection services that will be designed in accordance 
with Lee County Utilities, Florida Department of Environmental Protection, and the Department 
of Health standards. 

POLICY 53.1.5: Maintain regulations that require development to connect to Lee County 
Utilities or other franchised/certificated potable water service provider. 

Proposed utility services will be designed and constructed in accordance with the appropriate 
local and state standards and regulations. 

POLICY 53.1.8: The costs of new or augmented potable water infrastructure that is developed 
by Lee County will be borne by those who benefit from the improved supply. 

The construction costs associated with the installation of the initial water distribution and sewer 
collection systems that will service the proposed development will be borne by the overall 
developer. [ "'. ';"'" -~ ., 
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GOAL 54: CONSERVATION. To ensure that future populations have access to potable water supplies 
and services at a reasonable price by using and encouraging conservation and resource management 
measures to reduce consumption of potable water. 

It is anticipated that the proposed project will utilize a separate irrigation water use permit to irrigate 
the project landscaping via onsite wells which will reduce the potential demand on the existing potable 
water system. 

OBJECTIVE 54.1: Continue programs in education, technical advice, demonstration, rate revisions, 
and reuse to reduce potable water consumption and the consumption of large volumes of potentially 

potable water. 

As part of the final development of each aspect of the project, internal developments will be 
encouraged to review water consumption as part of their designs. 

POLICY 54.1.1: Continue to offer public information and education programs highlighting and 
advocating various strategies of water conservation, including: 

• creating incentives for "gray water" systems or other recycling activities; 
• adopting incentives for household and commercial use of appliances and ultralow volume 

plumbing fixtures with low water consumption rates; 
• advising householders to reduce water use; 
• creating a demand for low water use appliances by publishing ratings of water use 

efficiency 
for appliances analogous to the energy efficiency ratings for electrical appliances; 

• advocating the cost-effective use of appliances and water: i.e. run only full loads or use low 
water settings when appropriate; 

• encouraging maintenance of water systems, i.e. timely repair of dripping faucets, leaking 
water closets, broken or maladjusted sprinkler heads, etc.; 

• installing alternatives to spray irrigation devices for lawns and grounds management such 
as drip or seep systems, or at least attending to the ambient humidity and evapo­
transpiration rates in controlling sprinkler systems; 

• promoting the installation of a "rain sensor device" or "automatic switch" on all new 
irrigation systems to override the irrigation cycle of the sprinkler system when adequate 

rainfall has occurred; 
• encouraging the use of drought-tolerant ground covers and shrubbery according to the 

principles of "Florida Friendly Landscaping" (see glossary and Objective 117.2) and 
demonstrating the uses of native vegetation in landscaping; and 

,... __ •~ encouragil")g_\ ~e \~oughtful use of water. 
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As part of the final development of each aspect of the project, internal developments will be 
encouraged to review water consumption as part of their designs. 

POLICY 54.1.2: In developing and implementing local landscape regulations including the 
preservation, reforestation, and wetlands restoration requirements, preference will be given to 
native species which are adapted to the region's climatic regime. 

It is anticipated that Florida Native plant and tree species will be used for' any preservation, 
reforestation, and potential restoration requirements. 

POLICY 54.1.3: Florida Friendly Landscaping, stressing the use of native vegetation, is to be 
emphasized through modifications to the county's development regulations and through direct 
action while landscaping county-owned projects. 

It is anticipated that Florida Native plants and tree species will be utilized in the creation of the 
code required landscape plans as part of the Development Order process to meet the Lee County 
development regulations. 

b. Sanitary Sewer 

GOAL 56: SANITARY SEWER INFRASTRUCTURE. In partnership with franchised/certificated 
utilities providers, provide sanitary sewer service and wastewater treatment and disposal throughout Lee 
County. 

The proposed project falls within the Lee County Utilities Sewer Service Area and will connect to the 
sewer collection system at the two 6 inch existing sewer main stubout locations that enter into the 
project on the East side of the Three Oaks Parkway extension. The construction cost associated with 
the sewer main connection will be paid for by the parcel developer 

OBJECTIVE 56.1: The county will ensure the provision of acceptable levels of sanitary sewer 
service throughout the future urban areas of the unincorporated county, either directly by Lee County 
Utilities or a utility authority, or indirectly through franchised utility companies. 

The proposed project falls within the Lee County Utilities Sewer Service Area. Acceptable levels of 
service will be maintained by LCU. The proposed project will be designed to meet the applicable 
requirements to meet the regulatory agency standards. 

POLICY 56.1.2: The minimum acceptable level of service.. standard for sanitary se~er 
connections to Lee County Utilities are established in Policy 95. t3. 
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The minimum acceptable level of service standards adopted for Lee County Utilities' sanitary 
sewer systems will apply in those franchised/certificated areas and will be used in enforcing 
concurrency regulations (see Policy 95.1.3) 

Private utilities that cannot meet the level of service standards may petition for a plan amendment 
for a revised level of service requirement for the specific private utility system if it can be proved 
that the utility has sufficient plant and system capacity to service the franchised/certificated area. 
Proof must include flow reports, occupancy rates or related statistical information. The data must 
cover the last two years. 

The proposed project falls within the Lee County Utilities Sewer Service Area. Acceptable levels 
of service will be maintained by LCU. The proposed project will be designed to meet the 
applicable requirements to meet the regulatory agency standards. 

POLICY 56.1.4: Maintain regulations that require development to connect to Lee County 
Utilities or other franchised/certificated sanitary sewer service provider, if capacity is available 
within ¼ mile of the development. 

The proposed project falls within the Lee County Utilities Sewer Service Area. 

OBJECTIVE 56.2: The county will maintain and enforce such ordinances as are necessary to 
require the connection of commercial and larger residential establishments to such public or private 
central utility systems when those systems are available for service. 

The project currently has sewer collection stubouts at the property line that will be utilized to provide sewer 
service for the project. 

c. Surface Water Management 

GOAL 59: PROTECTION OF LIFE AND PROPERTY. To reduce the hazards to life, health, and 
property created by flooding due to rainfall in a manner consistent with the community's criteria for the 
preservation of environmental values and the conservation of natural resources. 

The project falls within a master stormwater management system that has been permitted through 
the South Florida Water Management District (SFWMD). The proposed project has previously been 
permitted for construction through the SFWMD. The current proposed improvements will be 
required to be permitted through the SFWMD in order to ensure that all relevant stormwater and 
environmental requirements and criteria are met. 
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OBJECTIVE 59.1: Lee County will continue its efforts in developing a surface water management 
planning process designed to produce and maintain an up-to-date body of technical information, and, 
based on that information, the necessary surface water management plans, regulatory mechanisms, 
and facility proposals that will improve the protection of present and future uses of real property from 
stormwater flooding, while preserving or enhancing the environmental and natural resource values of 
both land and water. 

The proposed project is part of a master planned stormwater management system that discharges 
its storm water into the Alico Road drainage ditch through a concrete water control structure that 
controls the discharge in accordance with the South Florida Water Management Districts permit 
requirements. Each parcel inside the master system is required to obtain its own South Florida 
Water Management District permit and show how its respective stormwater discharge rate will be 
controlled and treated in order to meet SFWMD standards and requirements. 

OBJECTIVE 60.1: COUNTY-WIDE PROGRAM. Lee County will continue its efforts in developing a 
surface water management program that is multi-objective in scope and is geographically based on 
basin boundaries. 

As part of the Lee County DO, the proposed stormwater management system will be reviewed by 
Lee County Community Development Staff to ensure that not only the South Florida Water 
Management District requirements are met but also Lee County specific requirements are also met. 

POLICY 60.1.5: Lee County will maintain in its land development regulations requirements that 
proper stormwater management systems be installed when land is being redeveloped. 
Appropriate exemptions will be provided to this requirement for individual residential structures 
and for historic districts. The regulations may also provide modified stormwater management 
standards for publicly sponsored projects within community redevelopment areas (as defined by 
Chapter 163, Part Ill, Florida Statutes). However, this policy will not be interpreted so as to waive 
any concurrency level-of-service standards. 

A Lee County Development Order permit will be applied for and obtained. The proposed 
stormwater improvements will be designed to meet the current Lee County and SFWMD 
requirements at the time of permitting. 

POLICY 60.1.7: The level of service standards identified in Policy 95.1.3 will be updated as 
necessary based on new basin studies or more accurate information and will guide future 
investments in surface water management facilities. Procedures will be maintained to: keep levels 
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The proposed improvements associated with the proposed project will be owned and 
maintained by the Property Owner's Association for the subject land parcel. 

OBJECTIVE 60.2: BASIN PROGRAM. Promote water management permitting on a basin-wide basis, as 
opposed to the current individual-site approach used by Lee County and the South Florida Water 
Management District. 

As part of the Lee County and South Florida Water Management District permitting, basin wide 
considerations are reviewed and addressed as necessary. 

OBJECTIVE 60.5: INCORPORATION OF GREEN INFRASTRUCTURE INTO THE SURFACE WATER 
MANAGEMENT SYSTEM. The long-term benefits of incorporating green infrastructure as part of the 
surface water management system include improved water quality, improved air quality, improved 
water recharge/infiltration, water storage, wildlife habitat, recreational opportunities, and visual relief 
within the urban environment. 

Green infrastructure may be considered during the permitting process with the South Florida 
Water Management District to address potential stormwater benefits. This type of green 
stormwater treatment element will be evaluated during the permitting process to determine 
the proper stormwater treatment process. The required native vegetation preservation 
requirements will be reviewed and addressed to meet lee County standards and requirements. 

POLICY 60.5.1: The county encourages new developments to design their surface water 
management systems to incorporate best management practices including, but not limited to, 
filtration marshes, grassed swales planted with native vegetation, retention/detention lakes with 
enlarged littoral zones, preserved or restored wetlands, and meandering flow-ways. 

The suggested best management stormwater management practices will be evaluated during 
the permitting process to determine which options provide the best treatment options in 
conjunction with the final project configuration. 

POLICY 60.5.2: The county encourages new developments to design their surface water 
management system to incorporate existing wetland systems. 

There currently are not any wetland systems on the project. 

POLICY 61.1.6: When and where available, reuse water should be the first option for meeting 
irrigation needs of a development. Where reuse water is not available, surface water or low quality 
groundwater should be utilized for irrigation. All other potential water sources must be eliminated 
prior to selecting potable water as the sole source for meeting the irrigation needs of a 
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development. New developments will coordinate with county staff regarding the source of 
irrigation water. 

Reuse water is currently not available at the project site. At this time, a well system is being 
contemplated as a source of irrigation water and will be permitted as necessary thru Lee County 
and the South Florida Water Management District. 

OBJECTIVE 61.2: MIMICKING THE FUNCTIONS OF NATURAL SYSTEM. Support a surface water 
management strategy that relies on natural features (flow ways, sloughs, strands, etc.) and natural 
systems to receive and otherwise manage storm and surface water. 

The proposed project site is inside a permitted South Florida Water Management District master 
stormwater system. This system has already created a drainage ditch collection system that 
ultimately discharges into the Alico Road Drainage ditch on the North side of the right of way 
through a concrete water control structure. There are no natural flow ways, sloughs, or strands on 
the subject property or the surrounding area. 

POLICY 61.2.4: Where feasible within future urban areas, surface water management plans are 
encouraged that mimic the functions of natural systems, notwithstanding the type or intensity of 
development permitted. 

The design of the final stormwater management system will be in accordance with the 
appropriate South Florida Water Management District requirements as well as the ultimate use 
of the subject property. Where possible, green infrastructure associated with stormwater best 
management practices will be considered dependent on the ultimate use of the project. 

OBJECTIVE 61.3: GENERAL SURFACE WATER MANAGEMENT STANDARDS. Lee County will continue 
to provide sufficient performance and/or design standards for development protective of the function 
of natural drainage systems. 

The proposed project is inside a created drainage system that is permitted by the South Florida 
Water Management District. There are no Natural Drainage Systems inside the subject property 
except for the man-made drainage ditches that are part of the master stormwater collection system. 

POLICY 61.3.1: Provide sufficient performance and design standards to require postdevelopment 
runoff to approximate the total characteristics of the natural flow prior to development. 

A South Florida Water Management District permit will be obtai~ d meeting the current design 
! • • ' 
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POLICY 61.3.6: Developments must have and maintain an adequate surface water management 
system, provision for acceptable programs for operation and maintenance, and post-development 
runoff conditions which reflect the natural surface water flow in terms of rate, direction, quality, 
hydroperiod, and drainage basin . Detailed regulations will continue to be integrated with other 
county development regulations. 

A South Florida Water Management District permit will be obtained meeting the current design 
standards and requirements. 

POLICY 61.3.8: The banks of wet retention and detention areas must be sloped to promote growth 
of vegetation and safeguard against accidents. 

The proposed stormwater management improvements will be designed to meet Lee County and 
South Florida Water Management District requirements for slope treatment and shape. 

POLICY 61.3.12: The design of shorelines of retention and detention areas and other excavations 
must be sinuous rather than straight. 

The proposed stormwater management improvements will be designed to meet Lee County and 
South Florida Water Management District requirements for slope treatment and shape. 

POLICY 61.3.13: Installation of erosion control devices for development activities adjacent to 
waterbodies, water courses, and wetlands will be required. Such control devices must be 
maintained to ensure operational effectiveness. 

The proposed improvements will be designed to meet Lee County and South Florida Water 
Management District criteria associated with erosion control and the specific erosion control 
devises. Additionally, the project will obtain the required FDEP National Pollution Discharge 
Elimination System permit further defining erosion control measures. 
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Conservation and Coastal Management (Please see Environmental Report 
prepared by DexBender) 

OBJECTIVE 107.1: RESOURCE MANAGEMENT PLAN. The county will continue to 
implement a resource management program that ensures the long-term protection and enhancement 
of the natural upland and wetland habitats through the retention of interconnected, functioning, and 
maintainable hydroecological systems Vl(here the remaining wetlands and uplands function as a 
productive unit resembling the original landscape. 

POLICY 107.2.4: Encourage the protection of viable tracts of sensitive or high-quality natural 
plant communities within developments. 
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Housing Element 

Vintage Commerce Center 
Comprehensive Plan Amendment - Map 

Exhibit Mll - Lee Plan Analysis 

POLICY 135.1.4: Provide for housing bonus density to stimulate the construction of very-low, 
low and moderate income affordable housing in Lee County. 

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 

The location of the 34± acre plan amendment is not adjacent to any other local government jurisdiction 

and will have no impact to any local government. 

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan 
amendment. 

There are no relevant GOP's in the Regional Policy Plan applicable to this FLU Map amendment. 

The proposed Lee Plan Amendment is not inconsistent with the State Comprehensive Plan, Chapter 187 
F.S. The proposed Land Use Change affects 35 acres of property. The property has urban development 
immediately adjacent to the north and the site has access to arterial and collector roadway (Alico Road 
and Three Oaks Parkway). The site also has urban public utility services available, and Lee County 
Utilities has confirmed that there is available capacity to serve the proposed mix of uses permitted in 
this FLU category. 

The proposed amendment is consistent with the State Comprehensive Plan. 
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INTRODUCTION 

The 33.95± acre project is located within a portion of Section 3, Township 46 South, 
Range 25 East, Lee County, Florida. The parcel is bordered to the north by undeveloped 
land and pasture, to the west by Three Oaks Parkway, to the south by Alica Road, and to 
the east by 1-75. 

SITE CONDITIONS 

The majority of this site consists of exotic invaded pine flatwoods and fallow pasture. 

VEGETATIVE CLASSIFICATIONS 

The predominant vegetation associations were mapped in the field on 2018 digital 1" = 
200' scale aerial photography. The property boundary was provided by GradyMinor and 
inserted into the digital aerial. The property boundary was not staked in the field at the 
time of our site inspection and was, therefore, estimated based on the overlay of the 
approximate boundary on the aerial photography. Five vegetation associations were 
identified using the Florida Land Use, Cover and Forms Classification System (FLUCCS). 
The Protected Species Assessment Map (Appendix A) depicts the approximate location 
and configuration of these vegetation associations and Table 1 summarizes the acreages 
by FLUCCS Code. A brief description of each FLUCCS Code is also provided below. 

T bl 1 A a e creage s b FLUCCS C d ummary 1y o e 
FLUCCS DESCRIPTION ACREAGE 

CODE 
262 Fallow Pasture 8.00 

411 E1 Pine Flatwoods Invaded by Exotics (10-25%) 21 .66 

510D Ditches 1.50 
740 Disturbed Land 0.14 
743 Spoil Areas 2.65 

Total 33.95 

FLUCCS Code 262, Fallow Pasture 
The western portion of the site includes remnant improved pasture which is no longer 
being actively grazed. Vegetation consist primarily of Bahia grass (Paspalum notatum) 
and smutgrass (Sporobolus indicus) . Scattered Caesarweed (Urena lobata), ragweed 
(Ambrosia artemisiifolia), whitehead broom (Spermacoce verticillata), and guinea grass 
(Panicum maximum) are also present. 
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Figure l Protected Species Assessment Map 
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Description Acreage 
Fallow Pasture 8.00 ac. 
Pine Flatwoods Invaded by Exotics (10-25%) 21.66 ac. 
Ditches 1.50 ac. 
Disturbed Land 
Spoil Areas 

0.14 ac. 
2.65 ac. 

Total 33.95 ac. 
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FLUCCS Code 411 E1, Pine Flatwoods Invaded by Exotics (10-25%) 
This association is characterized by a canopy dominated by slash pine (Pinus elliottit) and 
groundcover dominated by saw palmetto (Serenoa repens). Additional vegetative 
species include grapevine (Vitis rotundifolia), scattered dahoon holly (//ex cassine), wax 
myrtle (Myrica cerifera), widely scattered cabbage palm (Sabal palmetto), and myrsine 
(Rapanea punctata). This area has been invaded by exotic vegetation including ear leaf 
acacia (Acacia auriculiformes), Brazilian pepper (Schinus terebinthifolius), melaleuca 
(Melaleuca quinquenervia), cogon grass (/mperata cylindrica), and downy rose-myrtle 
(Rhodomyrtus tomentosa). 

FLUCCS Code 51 OD, Ditch 
These man-made drainage features are vegetated by species such as pickerelweed 
(Pontedaria cordata), willow (Salix caroliniana), cattail (Typha sp.), hempvine (Mikania 
scandens), Brazilian pepper, and alligator weed (Alternanthera philoxeroides), 

FLUCCS Code 740, Disturbed Land 
A small area of previously disturbed pine flatwoods is present in the northern end of the 
site and is vegetated by species such as Bahia grass, broomsedge (Andropogon sp.), 
widely scattered little blue maidencane (Amphicarpum muhlenbergianum), slash pine, 
and melaleuca. 

FLUCCS Code 7 43, Spoil Areas 
This FLUCCS Code was used to denote the filled areas around the perimeter of the site 
which are associated with portions of the existing stormwater management system and 
roads. Vegetation in these areas includes Bahia grass, ragweed, Caesarweed, 
whitehead broom, pusley (Richardia sp.), torpedo grass (Panicum repens), and goatweed 
(Scoparia dulcis). Two small paved portions of the Three Oaks Parkway extension are 
present in this association. 

SURVEY METHOD 

Lee County Protected Species Ordinance No. 89-34 lists several protected species of 
animals that could potentially occur on-site based on the general vegetative associations 
found on the subject parcel. Each habitat type was surveyed for the occurrence of these 
and any other listed species likely to occur in the specific habitat types. The survey was 
conducted using meandering linear pedestrian belt transects. This survey methodology 
is based on the Lee County administratively approved Meandering Transect 
Methodology. In order to provide at least 80 percent visual coverage of habitat types 
listed in Ordinance No. 89-34, the transects were spaced approximately 75 feet apart. 
The approximate locations of all direct sighting or signs (such as tracks, nests, and 
droppings) of a listed species were denoted on the aerial photography. The 1" = 200' 
scale aerial Protected Species Assessment map (Appendix A) depicts the approximate 
location of the survey transects and the results of the survey. The listed species survey 
was conducted during the morning hours of September 25, 2018. During the survey the 
weather was warm, sunny, and calm. 
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Species listed as endangered, threatened, or species of special concern by the Florida 
Fish and Wildlife Conservation Commission (FWC) or the United States Fish and Wildlife 
Service (FWS) that could potentially occur on the subject parcel according to the Lee 
County Protected Species Ordinance are shown in Table 2. This list from the Lee County 
Protected Species Ordinance is general in nature, does not necessarily reflect existing 
conditions within or adjacent to the 33.95± acre property, and is provided for general 
informational purposes only. The bald eagle (Haliaeetus leucocepha/us) (which has been 
delisted by the FWC and FWS but is still protected by other regulations), burrowing Owl 
(Athene cunicularia floridana), the Florida black bear (Ursus americanus floridanus) 
(delisted in 2012 and still protected by the Florida Black Bear Management Plan), and the 
Florida bonneted bat (Eumops floridanus) (which was listed by the FWS after Ordinance 
No. 89-34 was adopted by Lee County) were also included in the survey. 

Prior to conducting the protected species survey, a search of the FWC listed species 
database (updated in June 2018) was conducted to determine the known occurrence of 
listed species in the project area. This search revealed no known protected species 
occurring on or immediately adjacent to the site. 

Table 2 Listed Species That Could Potentially Occur On-site 

FLUCCS Percent 
Survey Species Name 

CODE Coverage 
262 80 None 

411E1 80 Gopher Frog (Rana areolata) 
Eastern Indigo Snake (Drymarchon corais 

coupen) 
Gopher Tortoise (Gopherus polyphemus) 
Red-cockaded Woodpecker (Picoides 

borealis) 
Southeastern American Kestrel (Fa/co 

sparverius paulus) 
Big Cypress Fox Squirrel (Sciurus niger 

avicennia) 
Florida Black Bear ( Ursus americanus 

floridanus) 
Florida Panther (Fe/is concolor coryi) 
Beautiful Pawpaw (Deeringothamnus 

pulchellus) 
Fakahatchee Burmannia (Burmannia flava) 
Florida Coontie (Zamia floridana) 
Satinleaf ( Chrvsof.Jhvll1,1m olivaeforme) 
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FLUCCS 
Percent 

CODE Survey Species Name Present Absent 
Coverage 

510D 80 American Alligator (Alligator ✓ 
mississippiensis) 

Limpkin (Aramus guarauna) ✓ 
Little Blue Heron (Egretta caerulea) ✓ 
Reddish Egret (Egretta rufescens) ✓ 
Roseate Spoonbill (Ajaia ajaja) ✓ 
Snowy Egret (Egretta thula) ✓ 
Tricolored Heron (Egretta tricolor) ✓ 
Everglades Mink (Mustela vison ✓ 

everqladensis) 

740 80 None 

743 80 Gopher Tortoise (Gopherus polyphemus) ✓ 

SURVEY RESULTS 

No species listed by either the FWS or the FWC were observed on the site during the 
protected species survey. In addition to the site inspection, a search of the FWC species 
database (updated in June 2018) revealed no known protected species within or 
immediately adjacent to the project limits. No live trees with cavities or artificial structures 
were observed on-site. 
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Allco Road 

FLUCCS 
~ 
411E1 
510D 
740 
743 

Description 
FaJlow Pasture 
Pine Flatwoods Invaded by ExoUcs (10.-251/,) 
Ditches 
Disturbed Und 
Spoil Areas 

Total 

D Other Surface Waters {FLUCCS Code 510D -1 .50 ac.) 

There are no rare and unique uplands on the subject parcel. 

Acreage 
8.00 ac. 
21.66 ac. 
1.SOac. 
0.14 ac. 
2.65 ac. 
33.95ac. 

t 

The subject parcel Is not located within the Density Reduction/Groundwater Recharge area. 
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Future Conditions 1% Annual 
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Unmapped + 
The pin displayed on the map is an approximate 
point selected by the user and does not represent 
an authoritative property location. 

This map complies with FEMA's standards for the use of 
digital flood maps if it Is not void as described below. 
The basemap shown complies with FEMA's basemap 
accuracy standards 

The flood hazard Information Is derived directly from the 
authoritative NFHL web services provided by FEMA. This map 
was exported on 1/25/ 2019 at 9:01:37 AM and does not 
reflect changes or amendments subsequent to this date and 
time. The NFHL and effective information may change or 
become superseded by new data over time. 

This map image Is void if the one or more of the following map 
elements do not appear: basemap Imagery, flood zone labels, 
legend, scale bar, map creation date, commun ity Identifiers, 
FIRM panel number, and FIRM effective date. Map images for 
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PROPERTY DESCRIPTION 
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