


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 determine 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 dete1mine 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 Guidelines to determine 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 ofFSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term 
analysis. 

iii. 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 Transp01iation 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 determined 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 

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency 
Management Report): 

a Franchise Area, Basin, or District in which the property is located 
h Current LOS, and LOS standard of facilities serving the site 
c Projected 2030 LOS under existing designation 
d Projected 2030 LOS under proposed designation 
e Existing infrastructure, if any, in the immediate area with the potential to serve the subject property 
f Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long range improvements 
g Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water 
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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 Pennit) 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 forirrigation. 
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: 

1. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the information). 
3. A topographic map depicting the property boundaries and I 00-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: 

I. 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 prope11ies. 

2 A map showing the subject property location on the archaeological sensitivity map for Lee County. 

Internal Consistency with the Lee Plan 

I. Discuss how the proposal affects established Lee County population projections, Lee Plan Table l(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. 

Planning Communities/Community Plan Area Requirements 
If located within a planning community/community plan area, provide a meeting summary document of the required public 
informational session [Lee Plan Goal 17]. 
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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 corner. If the subject property contains wetlands or the proposed amendment includes 
more than one land use category a metes and bounds legal description, as described above, must be submitted in addition to 
the perimeter boundary of the property for each wetland or future land use category. 

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

• 
• 
• 
• 

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- MS) 

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 I) 

Environmental Impacts Analysis (Exhibit- Ml2) 

Historic Resources Impact Analysis (Exhibit- Ml3) 

Public Facilities Impacts Analysis (Exhibit - Ml 4) 

Traffic Circulation Analysis (Exhibit-MIS) 

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) 

Justification of Proposed Amendment (Exhibit-Ml9) 

Planning Communities/Community Plan Area Requirements (Exhibit - M20) 

APPLICANT - PLEASE NOTE: 

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. 
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AFFIDAVIT 

I, ff v $ !>d,( f · .5e,l-i:--(L.o(l <' , certify that I am the owner or@rthorized repre~ f the 
property described herein, and that all answers to the questions in this application and any sketches, data, or 
other supplementary matter attached to and made a part of this application, are honest and true to the best of 
my knowledge and belief. I also authorize the staff of Lee County Community Development to enter uponthe 
property during normal working hours for the purpose of investigating and evaluating the request made 
through this application. 

1gnature of Applican 

?us~c.i( f. c:Se.,1-t-,1.~f'(' 

Printed Name of Applicant 

STA TE OF FLORIDA 
COUNTY OF LEE 

The foregoing instrument was sworn to (or affirmed) and subscribed before me by means of [efphysical 

presence or o Online notarization on m tt....v :1 I 2.0 ao (date) by 
T I ' 

(name of person providing oath or affirmation), who is personally known to me or who has produced 
------,.--------(type of identification) as identification. 

½ti~~~~ 
l<irskn Reed 'Sfivlh 

(Name typed, printed or stamped) 

... •,~f~,;,ii,;;.., KIRSTEN REED SHULTZ 
tJ ~-'f,;-, Commission# GG 950732 
\i·~,-~;' Expires March 20, 2024 

'-?.f.W~?.•:,- Bonded Thru Troy Fain Insurance 800-38~70l9 
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LETTER OF AUTHORIZATION 

The undersigned do hereby swear or affirm that they are the fee simple title holders and 
owners of record of property commonly known as 
Southern Comfort Storag!, LLC, 1195 Main Street, Ft. Myers Beach, FL 33931 
legally described in exhibit A attached hereto. 
The property described herein is the subject of an application for development. We 
hereby designate James Ink, c/o WaldroP. Engineering and Russell P. SchroR,p.,.s!Q, 
Henderson franklin Law Firm as the legal representatives of the property and as such 
these individuals are authorized to legally bind all owners of the property in the course 
of seeking the necessary approvals to obtain entitlement authorization from Lee County 
for comprehensive plan amendment, zoning, and development orders for a mixed use 
development on subject property. These representatives will remain the only entities to 
authorize development activity on the property until such time as a new or amended 
authorization is delivered to Lee County. 

STATE OF FLORIDA 
COUNTY OF LEE 

SOUTHERN COMFORT STORAGE, LLC 

By: ~ J1'1LINµ1t;, / ,1,i, ..,~ 

Owner (signature) 

Printed Name, Title ,1 ,(.. -~ 

;f .J 11 ,,.J ::,- M j_; e 

/VI .4Al ~ I /If\~ 

The foregoing instrument was sworn to (or affirmed) and subscribed before me this 
~()'3e. day of fV>A-i (date), 2020 by ~01+,.J .:T. /V1A---t l+.£/t. (name of 
person providing oath or affirmation), who is @ sonally kno\@) to me or who has 
produced 
_____ _________ as identification. 

w~/}j-~ 
Signature of Notary Public 



5/21/2020 Detail by Entity Name 

1.J1vc;1011 of 

C ()l~CJl~i Tl c.n r~ 

De12artment of State I Division of Corporations / Search Records / Search by...En!i.ty...Mfilrut / 

Detail by Entity Name 
Florida Limited Liability Company 

SOUTHERN COMFORT STORAGE LLC 

Filing Information 

Document Number 

FEI/EIN Number 

Date Filed 

Effective Date 

State 

Status 

Last Event 

Event Date Filed 

Princii;ial Address 

4137 BAY BEACH LANE 

UNIT 5H1 

L15000098640 

47-4188794 

06/05/2015 

06/04/2015 

FL 

ACTIVE 

REINSTATEMENT 

01/19/2017 

FORT MYERS BEACH, FL 33931 

Mailing Address 

4137 BAY BEACH LANE 

UNIT 5H1 

FORT MYERS BEACH, FL 33931 

Registered Agent Name & Address 

Mayher, John J, Jr. 

4137 Bay Beach Lane 

5H1 

Fort Myers Beach, FL 33931 

Name Changed: 01/19/2017 

Address Changed: 01/19/2017 

Authorized Person(~) Detail 

Name & Address 

Title MGR 

Mayher, John J, Jr. 

4137 BAY BEACH LN, #5H1 

FORT MYERS BEACH, FL 33931 

D I V IS IO N OF CO R PORATIONS 
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5/21/2020 

Annual Reports 

Report Year 

2018 

2019 

2020 

Document Images 

Filed Date 

04/30/2018 

05/01/2019 

03/23/2020 

03/23/2020 -- ANNUAL REPORT 

05/01/2019 -- ANNUAL REPORT 

04/30/2018 -- ANNUAL REPORT 

01/19/2017 -- REINSTATEMENT 

06/20/2015 -- LC Amendment 

06/05/2015 -- Florida Limited Liability 

Detail by Entity Name 

View image in PDF format 

View image In PDF format 

View image in PDF format 

View image in PDF format 

View image in PDF format 

View image in PDF formal 
-----------~ 

rlonda U~p.Jrl mcnl or Sl c1tc , Dh1h:;fo11 of Corpor,1t1on s 

search.sunbiz.org/lnquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=lnitial&searchNameOrder=SOUTHERNCO... 2/2 



Bean, Wh1t:1ker, LutL & Karen, lrrc 
13041 McGregor Boutevard 

Fort Myers. Florida 33919-5910 
email - fmofflc.e@bw1k..net 

(Ph) :!39-481-1 331 (Fax) 239-481-1073 

Description 

Parcel of land lying in 
Section 19, Township 46 South, Range 24 East 

San Carlos Island, Lee County, Florida 
(Description Prepared for Zoning and/or Development P~irposes Only) 

(Not to be Used for Transfer of Title or Property/ 

A parcal of land lylng in Section 19 Township 46 South Range 24 East, San Carlos l$land Lee 
Coun1y, Florida, being lhe same parcel as described in Instrument No. 2013-000065798 Public 
Records of Lee County Florida and furthe1 described as follows. 

Con1111encmg at the intersection of the cenlerl1ne of San Carlos Boulevard 100 feet wide and the 
centerline of Main Street 50 feet wide run S75°56'35"E along the center line of Main Street for 
907 .55 feet; thence run N00°39'35"W for 25.85 feef to an intersectlon with the northeasterly line 
0 1 Main Street and the southeast comer of Pa,·cel 3 as described in Instrument 
No. 2onoooo65798, Public Records of said Lee County and the Poinl of Beginning. 

Tlience run N75'-'56'35"W along said northeaslerly lint: of Main Street and the southwesterly linC:! 
of s~,d Parcel 3 for 103.39 feet; thence run N00°39'35''W along the west line of said Parcel 3 for 
10.34 feet lo ll1e southeasterly corner of Parcel 4 as described in lnstrumenl 
No. 2013000065798 of said Public Records, Lhence run N75°56'35''W along the soullnwestertv 
line of sa,d Parcel 4 and said northeasterly line of Main Street for 206 32 feet to the southvvesl 
corner of said Parce l 4; thence run N00°39'35'W along the west line of said Parcel 4 and the 
easterly line of a parcel described in Ott,cial Record Book 3637 at Page 3410 for 239.11 feet to 
an intersectior1 with the southeasterly line of Blocl< 10, San Carros on the Gulf, as recorded in 
Plat Book 6 at Page 6 of said Public Records; thence run N18°47'10"E along the soutt'-easterly 
line nf said Block 10 for 18.88 feet; thence run N14°01'21"E along said southeasterly line for 
320 74 feet to lhe northwest corner of said Parcel 4; thence run S75°36'55"E along the north 
line of said Parcel 4 for I ·1 S.95 feet to the noriheast corner of said Parcel 4; thence I un 
S00°39'35''E along the easterly ltne of said Parcel 4 for 3.87 feet to the northwest corner of said 
Parcel 3 as described in Instrument No. 2013000065798, thence run N89°20'25"E along the 
north line of said Parcel 3 and the north line of Parcel B as described in said Instrument No. 
20 13000065798 for 200.00 feet to an intersection with the west line of lends described in Oft1cial 
Record Boot< 3283 At Page 3540 of said Public Records; thence run S00°39'35"E along said 
west line for 33. 15 feet to the northwest corner of Parcel I as described in said Instrument No. 
20il3000065798 u,ence run N89°20'25"E along the north line of said Parcel 1 for 105.00 feet to 
the northeast comer of said Parcel 1, t11ence run sooi>3g•3,5"E along the east line of said 
Parcel 1 fo, 500.00 feet to a corner of said Parcel 1: ~hence run N89°20'25"E a,long a north line 
of said Parcel 1 fo1 75.00 feet. thence run N00°39'35"W along said Parcel 1 for 5.85 feet to the 
southwest comer of Lot 22, W illis Unrecorded Addition to San Carlos; then.Ce continue 
Non~39'35"W along the west line of said Parcel 1 and Parcel 2 for 100.00 "feet to the northwest 
r.orner of Parcel 2 as described In said Instrument No. 2013000065798, being the northwest 
corner of r_ot 21 , Willis Unrecorded Addition to San Carlos, thence rLtn N89°20'25"E along the 

1 _4 ~ · , 
- ~L1'1 

~ .. 
Jt:::,:"..I 

Con1inued 

""''"UI IING SNGINEECIS W OAS ANU MAPPERS - PLAl<NEAS J.""'1..,t,._;. ~flbM 

n OMlff t CAf1YFl.,IA1 P~ 

1!iTI!PHr:N ~ "tW-A.U II, l"S~ 



Description 

Parcel \n 
Section 'l S\ lmti1cs!:ip 46 South Range 24 East 

San Carios !s:!,::in,j, Lee County, F!oddet 
(lJescrfpftan F'r~:pare1j ·for Zoning ahd/or Development PcHr,::oses 

to be Used for Transfer of Hie or Property) 
- CLY\tir.ued · 

I;•;';; l l·' lit ·1c' or ,;;:1id Parcel 2 to, ·;no,oo feel to cln II itersection witl l the w,,,sl!•'Cl< line of Oak Street 
th1::;nct~ \tJn SO:l"1:'19'35 1'E a tong the west line of Oak. St1·eet for ·1·13.53 feet to a point o,'f curvature: 
t!;ence run southerlv arid souihv.,1cs1:er!y along thro arc of a curve to the of radius 90.00 
ciK.cd bearing S08"45'34'~N chord 29.46 feet, delta I 8"50'·\ 8", for 29.59 feet lo a point of 
1 e1.1er:=:,e cur-•/atu1·e. !'hence run soutrw,..esterJ}; and souiher?v ailong ihe arc of a cu Ne to the left of 
,·actir,s 190.00 chord bearing S08°45'3Li'VV. chord 62. ·rn delta ·18°50'18", for 62.47 -feet 
ro a if: of t2ngencv; n--,ence run S00"39'35"E ~long the west line of said Oak S1naet Tor 86.87 
feet to an intersection v1Hh th<:: nrnihe-asterly line of Main Street:, thence run ~..1751)56''.35"\/1/ along 
s;-.1id 1\odheastc;rlv lint:~ 'f'or 273.99 feel to t_he east Hrn~• of K.L. Swanks Si.,bdivision as reccnded in 
F'bt Bc,ok S, Page 31 of "aid Public Recor·ds. said line being the east line 01' Tract 10 of the 
unnc;corded plat oi property of San Carlo$ CmporaUon: !hence run N00°38'35"\lli along the east 
line of said subdivi~:on and the east line (Jf said Traci 10 tor 327.01 'feet to the noIth line of said 
:< r Sv.1onl($ s.:ubdit".~icn. being the southeast corner of Paree! 7 as described iD said 
tnstrumeni l\fo 20-13000065798; thence run sasr20 125'\A/ al-ong the north line of said 
tubdl',Jlsicn and tht) south tine:~ ot said Parcel/ tor ·t5,00 feet to the northeast corner of Lot 18 of 
said sul:;d1\•lsiorr, thence S-00"39 135 11 E. alon.g tht.:: west linE• of Ostego Drlvs;} according to th~; plat 
,·,f sc?id r,,,, S1Nanf(s sul1d1v!Si,:,n for 323,07 feet to the nr:1-11"neasterlv Hne of said Main Street; 
tl'ic;•nce N75°5B'35'W along sciid no1117e-as1erf,; line oi Main Street for 87.88 feet to the'-"'·"-''-"" 
.8e.0£~1niJJg. 



Bay Harbour Marina Village MPD 
Southern Comfort Storage, LLC (Owner) 

Property Identification 

• 19-46-24-00-00005.0200 1195 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000.0130 1185 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000.0150 19230 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00·00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00004.0030 19170 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-00-00001.0000 1135 Main Street, Fort Myers Beach, FL 33931 
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BOUNDARY SKETCH 
OF A PARCEL OF LAND LYING IN 

SECTION 19, TOWNSHIP 46 SOUTH, RANGE 24 EAST, 
SAN C,\RLOS ISLAhlD 

lEE COUNTY, FLORIDA "' 

BAY HARBOUR MARINA VILLAGE 
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AFFIDAVIT OF AUTHORIZATION 

APPLICATION IS SIGNED BY INDIVIDUAL OWNER, APPLICANT, CORPORATION, LIMITED 
LIABILITY COMPANY (L.L.C.), LIMITED COMPANY (LC.), PARTNERSHIP, LIMITED 

PARTNERSHIP. OR TRUSTEE 

I, John Mayher (name)._ as Managing Member (owner/title) of Southern Comfort Storage. LLC 
(compar,ylproperty). swear or affirm under oath, that I am the owner or the authorized rep,esentative 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 reierenced 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 have authorized the staff of Lee County Cornmuniiy Development to enter upon the property dvring 
nom,al working hours for the purpose of investigating and evaluating the request made thru this 
application; and that 

4. The property will not be transferred, conveyed, sold or subdivided unencumbered by the conditions 
and restlictions imposed by the approved action. 

• If the applicanl Is a corporation, then it is usually executed by the corp. pres. or v. pres. 
• If the applicant is a Limited Liability Company (LLC,) or Limited Company (LC.),, then the documentcc should 

/ypical!v be signed by the Company's '"Managing Member.,. 
• If the applicant is a partnership, then typicaliy a partner can sign on behalf of the partnership. 
• If the applicant is a limited partnersMp, then the general partner must sign and be identified as the 'general 

parine,r· of the named partnership. 
• If the applicant is a trustee, then they must include their title of "/ntstee .. , 
• //; each instance, first detemiine the applicant·s status. e.g,, mdil1idual, corporate, trust, pa,rtnershrp, estate, etc., 

and then use the appropriate fonnat for that ownership, 

Under pettaltles of perjury, I declare that I have read the foregoing Affidavit of Authorization and that 
the facts stated in it are true. 

-- {2,)h,/_1/~/_✓-__ _ 

-pr~ Signature 
6 /,1. /, r-----

Date 

............ NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS"'""_""_ 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE OF FLORIDA 
COUNTY OF LEE 

STAMP/SEAL 

(Updated 05/2013:- thru Ord, 1:o/-05) P.','NEBPag1::\ ... \Affidav1.to(~uthc,r;.z.;tion .doc 



2891 Center Pointe Drive Unit 100 Fort Myers, Florida 33916 

ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

Phone (239) 337-3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

Bay Harbour Marina Village 
Comprehensive Plan Amendment 

Lee Plan Consistency Analysis 
May 20, 2020 

Project Name: Bay Harbour Marina Village, CPA2015-00005 

Applicant: Southern Comfort Storage, LLC 
Jack Mayher 
11504 W. 183rd St. 

Orland Park, IL 60647 
708-205-7750 

jmayher@mgmconst inc.com 

Representatives: 
1. Russell Schropp, Esq., Henderson, Franklin, Starnes & Holt, PA, P. 0. Box 280, Ft. 

Myers, FL 33902; 239-344-1280; russell.schropp@henlaw.com 

2. James M. Ink, PE, Waldrop Engineering, 1514 Broadway, Suite 201, Ft. Myers, FL 
33901; 239-344-0000; James.lnk@waldropengineering.com 

3. Ted Treesh, TR Transportation Consultants, Inc., 2726 Oak Ridge Ct., Ste. 530, Ft. 
Myers, FL 33901; 239/278-3090; tbt@trtrans.net 

4. David W. Depew, PhD, AICP, LEED AP, Morris-Depew Associates, Inc., 2914 Cleveland 
Avenue, Ft. Myers, FL 33901; 239-337-3993; planning@m-da.com 

5. Tina M. Ekblad, MPA, AICP, LEED AP, Morris-Depew Associates, Inc., 2914 Cleveland 

Avenue Ft. Myers, FL 33901; 239-337-3993; tekblad@m-da.com 

Amendment Request: 
Amend Lee Plan Map 1, Page 1, the Future Land Use Map, to change the future land use 
category for a 7.47-acre property from Industrial Development and Suburban to Central 

Urban. 

Property Background 
The property subject to the Comprehensive Plan Amendment request is eight parcels located on 
San Carlos Island. All of the parcels are located on the north side of Main Street, east of San Carlos 

Boulevard with a land area of approximately ±7.47 acres. The subject property is currently used 
as a storage facility and four different zoning designations: 

1. Mobile Home (MH-2) 
2. Light Industrial (IL) 
3. Marine Industrial (IM) 

4. Commercial (C-2) . 

Fort Myers I Tai lahassee I Destin 1 , 
1 

• , , 
1 
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Figure 1: Subject Property - Zoning and Parcel Information 

The subject property is an aggregation of various parcel sizes and zoning districts as shown in 
Figure 1. The ability to most appropriately develop property is dependent not only on the 
underlying future land use category and implementing zoning district, but also developable area, 
property orientation, supporting infrastructure, and open space required for permitted uses as 
identified in the land development code for each zoning district. 

A majority of the eight parcels included in the subject property are long and narrow creating a 
size and configuration that cannot enable the highest and best uses allowed within the existing 
Industrial FLU and implementing industrial or commercial zoning districts. It is based on these 
factors that the applicant has worked to combine the properties with appropriate road frontage 
and waterfront access to increase redevelopment opportunities. The first attempt to redevelop 
the property was to utilize the existing FLU and zoning to identify the very limited permitted uses 
allowed across all of these zoning districts. As a result, a special exception and variance {SEZ2007-
00041 and VAR2007-00036} were requested and approved to support the establishment of a 
marina, including a boat launch, 286 dry storage boat slips, 29 wet slips, a ship's store, a 
restaurant, 24,000 SF of mini-storage and a 65' height limitation. FDEP permits and a Lee County 
Development Order have been issued to support the development of the uses outlined in the 
special exception and variance. However, in the 10 years that have passed since these approvals 
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were obtained, the redevelopment of the property has not occurred due to the lack of financial 
feasibility without additional uses. 

The existing Special Exception and Variance promote a water dependent use, consistent with the 
property's location within the water dependent overlay. The commercial marina and accessory 
uses are proposed to remain as part of the proposed mixed use planned development to maintain 
consistency with the water dependent overlay. However, the permitted marina, dry storage and 
ancillary uses cannot support the same type of Industrial Marine activity as the properties located 
within the South of Main Street water dependent overlay. The canal located to the east of the 
subject property is interconnected with a minor boating channel. However, the depth of the canal 
and the minor channel are limited in depth to 5 feet or less. Only smaller recreational watercraft 
can navigate the existing canal and minor channel. Unfortunately, the property's history has 
demonstrated without a mix of uses, the economics of a marina-only operation on-site are not 
feasible. 

1.6+/- miles to existing 
channel, depths average 4 
to 5 feet. Most commercial 
shrimp vessels require 6 
foot depth+ at mean low 

Figure 2. Channel Depth Surrounding San Carlos Island 

For context, commercial fishing/shrimping vessels require over 6 feet of depth at mean low tide. 
This minimum depth is only available on the south side of San Carlos Island and within Matanzas 
Pass. These conditions significantly limit the types of water dependent uses that can be provided 
on-site consistent with the existing Industrial future land use. 
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Surrounding Properties 

The subject property is located on San Carlos Island in an area with a mix of residential, 
commercial and industrial uses. 

North 

South 

East 

West 

North 

Future Land Use Zoning 

Industrial Development IL; C-2; IM; 
and AG-2 

Industrial Development; IL; CM; RM-
Public Facilities 2; IPD; and 

CFPD 
Suburban MH-2 
Industrial Development MPD, PUD 

Relevant Notes 

Commercial and Industrial Uses 

Industrial Marina; Commercial; and 
Residential Uses (across 50' Main 
Street) 
Residential (across a 75' canal) 

1 Commercial and Industrial Uses 

1 - SAN CAR1.0S LODGE I 
10 UNITS ON 0.5 AC 
20 UNITS/ACRE 

2 - BON AIR MHP 
20 UNITS ON 1,0 AC 
20 UNITS/ACRE 

3 - GULF COVE MHP 
5'7 UNITS ON 3.7 AC 
16 UNITS/ACRE 

4 - SEMMER MIXED USE 
19 UNITS ON 1.8 AC 
10.5 UNITS/ACRE 
4000SFCOM 
6740 SFIND 
52 COM SUPS 

S - SPORTSMAN COVE 
38 UNITS ON 3 AC 
13 UNITS/ACRE 

6 - SUNNYLAND MHP 
29 UNITS ON 1.3 AC 
22 UNITS/ACRE 

7 - OAK STREET 
41 UNIT'S ON 5 . 9 AC 
7 UNITS/ACRE 

8 - CANAL POINTE MHP 
149 UNITS ON 21 AC 
9. 6 UNIT'S/ACRE 

9 - EBB TIDE MPD 
271 UNITS ON 36 AC 
450 ROOM HOTEL 
12-20 UNITS/ACRE 

10 - PORT CARLOS COVE 
127 UNITS ON 17 AC 
7 .5 UNITS/ACRE 

Figure 1: San Carlos Island and Subject Property 

To the north of the subject property are commercial and industrial uses, mainly for warehousing 
and distribution as well as equipment storage. The properties to the north of the subject property 
are within the Industrial Development future land use category and zoned commercial and 
industrial. The property immediately north of the subject property adjacent to the eastern canal 
is zoned agricultural. The concurrent planned development for the subject property 
demonstrates that the proposed development, which includes residential, commercial and 
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industrial uses, clusters the development away from the northern properties to further promote 
compatibility with the existing uses. The existing north/south platted access through the subject 
property will remain and is proposed to be widened and paved to improve access to the adjacent 
northern properties. 

South 
Main Street directly abuts the property's southern boundary. The properties across Main Street 
to the south are located within the Industrial Development future land use category and with 
industrial and commercial zoning, with a single non-conforming residential parcel to the 
southeast. Most of the existing businesses promote industrial marina uses due to the available 
access to deeper water in Matanzas Pass. The San Carlos Isle Maritime Park, a Lee County owned 
Community Facility Planned Development, is also located to the south of Main Street. 

The properties to the south of Main Street have water access to Matanzas Pass which 
interconnects with the Gulf of Mexico. However, the characteristics of this water access are vastly 
different than the minor boating channel to the north of the subject property. The increased 
average depth of the submerged waterfront land is over 10 feet and the direct access to the 
designated major boating channel as identified by Lee County Division of Natural Resources 
Waterways Map. These factors improve access to the open waters of the Gulf of Mexico. 

The concurrent planned development for the subject property demonstrates that the proposed 
development, which maintains the existing approvals for a marina and supporting commercial 
uses and adds a residential component. The proposed Master Concept Plan demonstrates over 
a 50 foot setback from Main Street and the side property boundaries for the proposed mixed use 
building. Additionally, the mixed-use building is limited to 100 feet in height and is required to 
have tiered architecture along the Main Street frontage to ensure appropriate scaling. 
Improvements to Main Street and enhanced landscaping along the roadway frontage area also 
proposed to maintain a pedestrian scale environment along the multi-modal enhancements 
proposed for the Main Street frontage. 

East 
A portion of the eastern property boundary is a 75-foot wide man-made canal; east of the existing 
canal are residential uses consisting mainly of mobile homes and some conventional single-family 
residences. All these older residential uses are nonconforming due to density, and none of them 
comply with current flood elevation requirements. These properties are within the Suburban 
Future Land Use Category with an MH-2 zoning. 

Approximately one-quarter mile to the east, located on both the north and south sides of Main 
Street, is the approved project known as Ebtide. This property is on approximately 36 acres and 
the approval includes: 

• 450-unit hotel with a 75,000 SF convention center 
• 271 multi-family residential units 
• 10,000 square feet of Commercial Office 
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• 85,000 square feet of Commercial Retail 

• Existing 850 slip marina 
• Maximum building height of 230 feet. 

The EbTide project has a property specific Future Land Use Category; Destination Resort Mixed 
Use Water Dependent and is zoned Mixed Use Planned Development. 

West 

The parcels adjacent to the western property boundary are of various sizes ranging from 0.14 to 
0.79 acres. These properties are within the Industrial future land use, commercial and industrial 
zoning with open storage, warehousing, and distribution as the principal uses. The existing 
development west of the proposed development is similar to the existing uses found north and 
south of the subject property. The concurrent planned development for the subject property 
places the mixed use building 50 feet from the western property boundary with required buffer 
and building perimeter landscaping and open space to promote compatibility with the existing 
uses. 

1. San Carlos Lodee I: 10 units on O.S Ac; 20 units/Ac 
2. San Carlos l odge II: 8 units on 1.3 Ac; 6 units/Ac 
3. Bon Air MHP: 20 units on 1.0 Ac; lO units/Ac 
4. Gulf Cove MHP: 57 units on 3.7 Ac; 16 unlti/Ac 
5. Semme, Property: 18 units on l.8 Ac; 9.8 units/Ac; 4000 SF COM; 6740 SF IND; 47 com slips 
6. Sportsman's Cove: 38 units on 3 Ac; 13 unih/Ac 
7. Sun nyhmd MHP: 29 units on 1.3 Ati 22 units/Ac 
8. Oak Street: 41 units 011 5,9 Ac; 7 units/Ac 

9. Canal Point MHP: 149 units on 2:1 Ac; 9.6 unlh/Ac 
10. Eblide MPO: 271 Units on 36 Ac; 450 room hotel; 12-20 units/Ac 
11. Port Carlos Cove: 127 units on 17 Ac; 7,5 units/Ac 
12. Ktlne Property: 201 units on 6 Ac (U); 33 units/Ac 

"""N"" 
O sim.r.s.i.,1 

O ui:M-'tCOM4.Mtl't 

o~M-

SAN CARLOS ISLAND 

Figure 2: Surrounding land Uses 

Current Future Land Use Category 

The subject property is currently located in the Industrial Development future land use category 
as depicted on Lee Plan Map 1, the Future Land Use Map. It has been designated Industrial 
Development since the Lee Plan was first adopted in 1984. This FLU category is defined by Lee 
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Plan Policy 1.1.7 which describes this land use category as a category which is to support the 
County's economy with locational standards, access to transportation, urban services and 
opportunities for economic development. Industrial land uses are governed by Goal 7 of the Lee 
Plan which promotes opportunities for well-planned development at suitable locations within 
Lee County. Policy 7.1.3 states that Industrial land uses must be located in areas appropriate to 
their special needs including flexibility in site selection, access by truck, air, deep water and rail, 
commuter access, utilities and proximity to supportive and related land uses and compatibility 
with neighboring uses. 

Since the adoption of the Lee Plan in 1984, not only have the Industrial needs within this portion 
of the County declined, but the locational access does not exist to meet the special needs of 
industrial uses. The subject property is located in a portion of Lee County that has seen declining 
industrial uses and activity as the County has grown in size and urban complexity. While some 
industrial uses remain, they are clustered on the south side of Main Street where the water depth 
can accommodate larger vessels for commercial fishing, associated manufacturing and marine 
repair. Additionally, the necessary infrastructure for logistics supporting other industrial uses is 
not available. San Carlos Island is accessed by a single north/south arterial roadway, San Carlos 
Boulevard, which on the Island is two lanes traveling north and a single lane traveling south. 
Additionally, San Carlos Island is approximately a 20-mile drive from the Southwest Florida 
International Airport and surrounding the Tradeport area - the prioritized location of logistics, 
warehousing, manaufacturing and other industrial uses. This requires extensive travel for goods 
to and from this area of the County, and with the amount of available land within the Tradeport, 
it is unlikely new industrial uses will utilize the San Carlos Island for industrial activities. 

A professional valuation and feasibility consulting analysis conducted by Maxwell, Hendry and 
Simmons demonstrates that existing industrial uses on the island are under performing. This 
analysis included a feasibility study to explore if development of an industrial use would be 
financially feasible. The study demonstrated that an industrial use would not generate income 
sufficient to support development. Additionally, the feasibility dynamics analyzed support that 
there has not been any significant industrial or commercial development/redevelopment South 
of Main Street, as well as throughout the Island for the better part of 40 years, indicating the 
market is simply not there to support such uses. This shift in demand is also consistent with the 
operational changes in shrimping and related fishing industries that have severely reduced the 
need for land-based processing facilities. The commercial shrimping industry now utilizes 
technology that permits shipboard freezing, reducing the need for dockside processing facilities 
and additional land area. Additionally, the historical commercial shrimp/fishing industry and 
supporting uses that have existed on San Carlos Island have been evolving over the past decades. 
The globalization of the seafood industry, increasing regulations, distance to productive fishing 
grounds, fuel costs and property tax increases have moved the Gulf fishing fleet to other areas. 
This change has caused any new industrial marine development on San Carlos Island to be limited 
in scope. Only Trico and Erikson and Jensen remain conducting active shrimping on San Carlos 
Island; both of which are located on the South side of Main Street where deeper water is 
available. 
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The significant changes that have occurred is this area of Lee County since the adoption of the 
Lee Plan in 1984 no longer support the subject property's location as an area that provides 
significant investment into the County's industrial economy. The property also does not meet the 
special locational and logistical needs of industrial uses due to the extensive travel times required 
between the subject property and the Tradeport/Southwest Florida International Airport - the 
designated location within the County for industrial activities. Therefore, the applicant's request 
is appropriate, warranted and justified to remove the subject property from the Industrial 
Development Future Land Use category to the Central Urban Future Land Use category. This FLU 
category would permit the existing approved development to remain and incorporate a 
residential component to establish a viable development on the subject property. These 
amendments are also in conjunction with a companion Mixed Use Planned Development 
rezoning application (DCl2015-00015) being reviewed concurrently that, may be viewed as data 
and analysis, and in combination, will ensure land use compatibility and provide the needed 
catalyst for redevelopment of the subject property and the surrounding area consistent with the 
vision of San Carlos Island outlined in Goal 32 as well as the Iona/McGregor Planning Community. 

Proposed Future Land Use Category 
The requested Comprehensive Plan Amendment would place the property within the Central 
Urban future land use designation; which permits industrial, commercial and residential mixed 
uses, consistent with the existing uses surrounding the subject property. This future land use 
category would enable the subject property to provide an appropriate transition from the 
existing commercial and industrial uses to the south, west and north and the existing residential 
uses to the east. The Central Urban category permits a standard density of 10 dwelling units per 
gross acre, which would establish a total of 75 residential units on the subject property. The 
companion Mixed Use Planned Development application demonstrates the zoning request is 
maintaining the existing approved commercial retail, restaurant, and marina, permitted in this 
future land use category, and encouraged as described by Objective 11.1. 

The companion Mixed Use Planned Development also demonstrates the proposed design of the 
development promotes compatibility with the existing and expected future land uses in the 
surrounding area. Along the eastern property boundary adjacent to the existing canal are three 
story townhomes providing visual screening, step down height and a transition to the existing 
single family residential to the east of the canal. From the north, west and southern property 
boundaries a 50 ft minimum setback is maintained or exceeded to promote open space and 
buffering between the existing adjacent uses and proposed mixed use building. 

Concurrent Application Review 
The Comprehensive Plan Amendment application request for Bay Harbour Marina Village was 
filed on June 18, 2015. The applicant also refiled a companion Mixed Use Planned Development 
rezoning application (DCl2015-00015) on September 15, 2017 to rezone 7.47 acres after being 
remanded by the BOCC. This application is being reviewed concurrently with this comprehensive 
plan amendment application. 



Lee Plan Consistency Analysis: Bay Harbour Marlna Village 
CPA2015-0005, As Amended 
May 20, 2020 

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 to consider the concurrent rezoning request on the subject property. Consideration of 
this rezoning application and the supporting materials can be part of the data and analysis in 
support of the proposed amendment. 

DCl2015-00015 was filed on September 15, 2017, seeking to rezone 7.47 acres from Light 
Industrial (IL), Marine Industrial (IM), Commercial (C-2) and Mobile Home (MH-2) to Mixed Use 
Planned Development to maintain existing marina related approvals and provide additional 
commercial uses and include multi-family residences. 

Lee Plan Policies 
The companion Mixed Use Planned Development for the Bay Harbour Marina Village 
demonstrates the proposed development plan for the subject property seeks to promote an 
integrated mixed-use project. The residential, commercial, and light industrial development 
maintains the existing approved development parameters of the subject property and applies a 
residential component consistent with Policy 1.1.3 of the Lee Plan which states, 

"The Central Urban areas can best he characterized as the "urban core" of the county. 
These consist mainly of portions of the city of Fort Myers, the southerly portion of the city 
of Cape Coral and other close-in areas near these cities; and also the central portions of 
the city of Bonita Springs, Iona/McGregor, Lehigh Acres and North Fort Myers. This is the 
part of the county that is already most heavily settled and which has or will have the 
greatest range and highest levels of urban service - water, sewer, roads, schools, etc. 
Residential, commercial, public and quasi-public and limited light industrial land uses (see 
Policy 7.1.6) will continue to predominate in the Central Urban area. This category hos a 
standard density range from four dwelling units per acre (4 du/acre) to ten dwelling units 
per acre (10 du/acre) and a maximum density of fifteen dwelling units per acre (15 
du/acre). The maximum total density may he increased to twenty dwelling units per acre 
(20du/acre) utilizing Greater Pine Island Transfer of Development Units." 

To ensure the timing of development addresses the expected population growth; Lee County has 
implemented a Planning Communities Map (Map 17) and Acreage Allocation Table (Table l(b)). 
At the time of Development Order all development projects are required to demonstrate the 
acreage of the project is accommodated within Table l(b) for the Planning Community the 
project is located within. Additionally, projects requesting a Future Land Use Map amendment 
should review Table l(b) for the Planning Community the amendment is requested within to 
ensure adequate acreage is available for the development expected to occur by the requested 
amendment. 

Policy 1.7.6 describes this process: 
The Planning Communities Map and Acreage Allocation Table (see Map 16 and Table l(b} 
and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent and location of 
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generalized land uses for the year 2030. Acreage totals are provided for land in each 
Planning Community in unincorporated Lee County. No final development orders or 
extensions to final development orders will be issued or approved by Lee County which 
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 is 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 Allocaiton 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 subject property is located within the Iona/McGregor Planning Community. The Planning 
Community Year 2030 Allocations indicates that 4,104 acres are allocated for residential uses and 
1,100 acres are allocated for commercial uses in the Iona/McGregor Planning Community. The 
properties to the west and northwest of the subject property are within the Central Urban Future 
Land Use, are currently developed, and do not have residential uses on-site. Therefore, there is 
adequate existing residential acreage within the Central Urban FLU for the Iona/McGregor 
Planning Community to accommodate the requested FLU Map Amendment and the request is 
consistent with Policy 1.7.6 of the Lee Plan. 

The Iona/McGregor Planning Community spans a large portion of southeast Lee County and is 
subdivided into three distinct areas, one of them being Sand Carlos Island. The vision statement 
for this Planning Community includes specific details for San Carlos Island which is described as a 
location that is mostly built out and will continue to experience infill development and 
redevelopment while maintaining the existing marine oriented nature of the Island. Additionally, 
the vision for the entire Iona/McGregor planning community describes that due to its proximity 
to the coastline and beaches, will be a popular destination for "seasonal residents." The 
requested Future Land Use Map will maintain consistency with the Planning Community by 
continuing to promot infill development on the subject property that maintains the existing 
marine oriented uses and provides additional residential to support the expected growth of the 
community. 
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Objective 2.1, 2.2, and Policy 2.2.1 discuss the timing and pattern of new development. Lee 
County has committed to directing development to those properties that conserve natural 
resources, minimize the cost of infrastructure expansion, are located in areas where adequate 
facilities exist, and which will be evaluated in terms of compatibility and other related elements 
of public health, welfare and safety. The proposed development is appropriately classified as infill 
redevelopment and will occur within a future urban area consistent with policy 2.1.1. Therefore 
maintenance of the uses currently approved on-site and addition of the residential uses through 
the application of the Central urban FLU will promote a contiguous and compact growth pattern 
on the subject property and within an area of existing development in Lee County; which will also 
minimize the cost of services consistent with Objectives 2.1 and 2.2. The requested future land 
use category is a "Future Urban Category" with access to all required Urban Services consistent 
with Objective 2.2. 

Utilities - The property is within the service area for Lee County Utilities as depicted by 
Maps 6 and 7 of the Lee Plan. A Letter of Availability was received from Lee County 
Utilities confirming capacity is available for the proposed development demonstrating 
consistency with Standards 4.1.1 and 4.1.2. 

Emergency Services - The property is within the service area for the Fort Myers Beach 
Fire Control, Lee County Sheriff and Lee County EMS. 

• The existing FMD Fire Station located at 17891 San Carlos Boulevard (Station #32) 
is approximately 1.9 miles from the subject property and provides a co-location 

· for Lee County EMS. 
• The existing Lee County Sheriff's Station located at 15650 Pine Ridge is 

approximately 5 miles from the subject property. 

• Approval of the request will not cause any levels of service to fail. 

Public Transportation - Existing Trolley Route 400 travels San Carlos Boulevard to and 
from the existing transfer station at San Carlos Boulevard and Summerlin Road, onto 
Estero Island and down to Lovers Key State Park. There are three available bus stops 
within the standard pedestrian shed distance, which is defined in the Lee Plan as a .25 or 
.SO mile walk from the subject property. 

Parks and Recreation - The existing inventory of regional and community parks in Lee 
County exceeds the level of service requirement and is expected to continue to address 
demand for the next 5 years according to the 2019 concurrent report published by Lee 
County. Approval of the request will not cause any levels of service to fail. 

Roadway Infrastructure -the subject property fronts Main Street, a collector road; which 
interconnects with Buttonwood Road and San Carlos Boulevard. The Florida Department 
of Transportation is currently designing improvements to San Carlos Boulevard in the 
vicinity of Main Street which includes a traffic light at the intersection of San Carlos 
Boulevard and Main Street. 
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Public Schools -the subject property is within the South Zone for the Lee County School 
District. Fort Myers Beach Elementary, Lexington Middle and Cypress Lake High Schools 
are within this zone. According to the 2019 Concurrency Report published by Lee County 
there are 516 elementary and 138 middle seats available. High School demonstrates a 
deficiency; however, the capacity of the new Bonita Springs High School is not included 
in this calculation and will address the known deficiency. Approval of the request will not 
cause any levels of service to fail. 

Surface Water Management - The future development of the subject property will be 
consistent with the requirements of Policy 95.1.3 of the Lee Plan and the minimum Level 
of Service for stormwater management based upon the issuance of a modified or newly 
issued Environmental Resource Permit by either the South Florida Water Management 
District or Florida Department of Environmental Protection. 

Solid Waste - The property is within the service area for the Lee County Solid Waste 
Franchise - Service Area 2 and is served through Lee County's franchised hauling 
contractor Advanced Disposal. A Letter of Availability is on file to demonstrate adequate 
capacity is available to serve the proposed future development. Disposal of waste 
generated from the subject property will be accomplished at the Lee County Resource 
Recovery Facility and the Lee-Hendry Regional Landfill. The Letter of Availability on file 
indicates service is available to the subject property and plans have been established that 
target growth and long-term disposal capacity for this particular area. 

Employment and Commercial Centers - The proposed development is located in the 
vicinity of a number of employment and commercial centers within the Iona/McGregor 
Planning Community as well as the Town of Fort Myers Beach. Based on the 
Iona/McGregor Vision Statement, areas of commercial development offering 
employment opportunities are most prevalent around the major intersections and along 
the corridors of San Carlos Boulevard and Summerlin Road. Additionally, a "primary 
medical service area" and supporting commercial businesses exist and are continuing to 
develop along the Summerlin Road corridor. The San Carlos Island area provides a variety 
of commercial retail and service uses as well as the area's primary concentration of 
marine related businesses. The Town of Fort Myers Beach is a significant employment 
center near the proposed development due to the numerous commercial retail, 
hospitality, and service businesses as well as government and public facilities. 

Goal 5 and its attendant objectives and policies deal with residential development and ensuring 
adequate locations are available to accommodate the projected population of the County. 
According to the Florida Demographic Estimating Conference, Lee County had a population of 
735,148 as of April 1, 2019. By 2030, the planning horizon of the Lee Plan, the population is 
expected to increase to 904,654 and by 2040 the population is expected to be 1,010,872. The 
requested future land use amendment and concurrent Mixed Use Planned Development will 
permit Lee County to accommodate additional population growth that is expected to occur in an 
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area of the county that is already developed, has access to the required urban services, and is 
undergoing capital improvements to continue to accommodate the expected population. 

Objective 5.1 requires development approved to consistent with the residential policies as well 
as the standards in Goal 4. As previously described, the subject property will be serviced by Lee 
County utilities for potable water and sanitary sewer consistent with Standards 4.1.1 and 4.1.2. 
The property was previously developed and currently is utilized for storage; therefore, no 
environmentally sensitive areas occur on-site consistent with Standard 4.1.4. 

Policy 5.1.1 requires development meeting certain thresholds to be permitted in the form of 
planned developments. A concurrent Mixed Use Planned Development, DCl2015-0015 has been 
filed to demonstrate the form of development expected to occur on the subject property 
consistent with this policy. 

Policy 5.1.3 directs high-density residential developments to locations that are near employment 
and shopping centers, parks and schools, and accessible to mass transit and bicycle facilities. The 
requested 10 du/ac is not considered high-density residential when compared to the existing 
surrounding residential neighborhoods which range from 7 to 20 dwelling units per acre. 
However, the subject property is consistent with this policy as it is located less than 500 feet from 
San Carlos Boulevard, a major arterial road providing vehicular access to major commercial 
centers within the County. There is also a Lee Tran route along San Carlos Boulevard that will 
bring patrons to the existing transfer station at San Carlos Boulevard and Summerlin Roads; 
providing access to larger portions of the County and other employment areas. A sidewalk is 
available along San Carlos Boulevard promoting pedestrian and cycling opportunities. 
Improvements to Main Street will be undertaken as part of the rezoning request. 

Policy 5.1.5 is intended to protect existing and future residential areas from any encroachment 
of uses that are potentially destructive to the character and integrity of the residential 
environment and provides enabling language to adopt conditions to minimize or eliminate the 
potential impacts. The proposed development includes residential, commercial and light 
industrial uses in an area of Lee County with existing residential, commercial and light industrial 
uses. The companion planned development demonstrates that architectural features and 
setbacks are implemented to ensure the proposed development is setback from the property 
boundaries and will not physically encroach into the adjacent properties. The proposed access to 
the property is from an existing collector that serves existing residential, commercial and 
industrial. The mixed-use development proposed to be implemented in the requested Central 
Urban future land use is consistent with policy 5.1.5 to protect existing and future residential 
areas. 

Finally, Policies 5.1.6 and 5.1.7 requires that multi-family and mixed-use developments have 
open spaces, buffering, landscaping and community facilities (such as park, recreational, and 
open space areas) that are functionally related to all dwelling units and easily accessible via 
pedestrian and bicycle pathways. These pathways must be interconnected with adjoining 
developments and public pathways whenever possible. The proposed development plan as 
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implemented by the concurrent Mixed Use Planned Development demonstrates large open 
spaces and publicly accessible recreation facilities are proposed in the southeast corner of the 
property adjacent to 2 public rights-of-way. The cross section for the proposed Main Street 
improvements along the property's frontage includes a pedestrian and bicycle pathway to 
promote accessibility for the entire neighborhood. Additional open spaces and landscape buffers 
are provided throughout the development and at all property boundaries in excess of that 
required by the Land Development Code. 

Goal 6 of the Lee Plan governs commercial development and identifies characteristics that should 
be exhibited by commercial development. Consistent with policies 6.1.2 and 6.1.3 the proposed 
commercial development is included in the Mixed Use Planned Development application and is 
being evaluated by Lee County Staff to ensure there are no negative impacts to the 
transportation network and surrounding uses and the proposed concept plan includes 
appropriate buffering, setbacks, access to urban services and an integrated site plan to promote 
walkability and shared parking. 

Policy 6.1.4 states, "Commercial development will be approved only when compatible with 
adjacent existing and proposed land uses and with existing and programmed public services and 
facilities." The subject property is designed and arranged in an integrated and cohesive unit. The 
development will be in accordance with the requirements of the Lee County Land Development 
Code (LDC). The proposed development will provide landscape plantings and civic space not 
presently found on site. The applicant has indicated that all necessary services are available to 
the site and will be enhanced if not found adequate to serve the proposed development. The 
proposed development will not reduce the level of service (LOS) below acceptable levels. The 
proposed development is consistent with Policy 6.1.4 of the Lee Plan. 

Goal 11 and Objective 11.1, Policies 11.1.1 encourage mixed use development and "strongly 
encourage" developments within the Intensive Development, Central Urban, or Urban 
Community to be developed with two or more uses such as residential, commercial (including 
office), and light industrial. This project is proposed to be designated as Central Urban and 
proposes residential, commercial and light industrial consistent with objective 11.1 and policy 
11.1.1. 

The concurrent MPD promotes a mix of uses to redevelop the subject property into a sustainable 
community with uses that provide a viable integrated but diversified mix of land uses. The 
primary building on the subject property is the proposed mixed-use building, which is a single 
structure that integrates residential, commercial and industrial uses. Specifically proposed are 75 
residential units, a parking garage, 286 dry boat storage slips, and liner commercial buildings are 
proposed to be included within the single structure. In addition, the proposed development has 
increased setbacks for the proposed mixed use building and provides a publicly accessible 20,000 
SF civic space area, which includes access to the canal, as well a mixed use path along Main Street 
with pedestrian connectivity integrated into the site plan between the proposed mixed use 
building, civic space area, and Main Street. This mixed-use redevelopment project, as depicted 
on the MCP, will provide for a safe location for a mass transit stop in coordination with LeeTran. 
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A full streetscape will be provided on Main Street to allow improved walking and biking 
opportunities ensuring "greater connectivity" between all internal and surrounding land uses and 
destinations. Collectively, the redevelopment of the subject property located within the Central 
Urban future land use category, a designated Future Urban Area, into a mixed use project of this 
type is consistent with existing efforts made by Lee County to support the existing surrounding 
community and thus is consistent with Objective 11.1: Mixed Use Development which seeks to 
"allow and encourage mixed use development within certain future land use categories and at 
appropriate locations where sufficient infrastructure exists to support development." 

Policy 11.1.2 permits residential densities to be calculated from the entire project area when the 
development is located in the Central Urban future land use category. The requested FLU Map 
Amendment would permit the residential density for the concurrent mixed use planned 
development to be calculated from the entire 7.47 acres consistent with policy 11.1.2. 

Lee Plan Goal 32 outlines additional objectives and policies to implement the San Carlos Island 
Community Plan. Objective 32.1 implements the Water Dependent overlay zoned identified in 
Policy 1.7.5 and provides specific requirements for San Carlos Island to protect marine oriented 
land uses on the island from incompatible or pre-emptive land uses. The requested Central Urban 
FLU demonstrates compliance with Objective 32.1 through the concurrent mixed use planned 
development; which maintains the existing approved marine, dry boat storage, ship store and 
restaurant on the eastern portion of the property supporting the intent of the Water Dependent 
Overlay. 

Policy 32.2.3 requires recreation areas to have minimal impervious surfaces and policy 32.2.4 
requires the design of sidewalks, bike paths and mass transit routes to provide convenient and 
safe access to recreational facilities in the area. The master concept plans of the concurrent 
mixed use planned development demonstrates that the proposed recreational areas have 
minimized impervious surfaces. The civic space in the southeast corner of the subject property 
demonstrates improvements in the form of sport courts and compliance with LDC Section 10-
41S(d)(2)d. which limits the impervious area to 20% of the open space calculation consistent with 
policy 32.2.3. The Master Concept Plan also demonstrates a pull off location for a Lee Tran bus 
stop along the frontage of the property as well as a cross section for improvements to Main Street 
that will promote an on-street bike lake and pedestrian sidewalk along the frontage of the 
property consistent with policy 32.2.4. Incorporating these features into the master concept plan 
ensures that private funding will support the development of pedestrian and bicycle 
improvements consistent with policy 39.6.2. These multi-modal features are also consistent with 
future urban areas having balanced modes of transportation as described by policy 39.2.1. 

The location of the subject property on San Carlos Island has led to discussions about the 
appropriateness of residential with the location of the property in a Coastal High Hazard area 
(CHHA). Lee Plan Goal 101 and its subsequent objectives and policies speak to "protect human 
life and current and future development from the impacts of coastal flooding. The Lee Plan does 
not prohibit development in coastal communities or within the Coastal High Hazard Area (CHHA), 
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but provides guidance for development to occur. Residential uses of the subject property will be 
elevated above minimum flood elevations and designed to current building codes. 

Objective 101.1 seeks to improve the function of natural systems as a defense against coastal 
flooding and implementing policy requires development within the CHHA be compatible with 
natural systems. The future development of the subject property will be consistent with this 
objective and policy as implemented by the mixed use planned development. The subject 
property was previously developed and is currently utilized for storage, as such there is no 
existing wildlife habitat or environmental sensitive habitats on-site. Therefore, any 
improvements to the site related to stormwater management will be designed consistent with 
Lee County's land development code and the regulations of the South Florida Water 
Management District. 

Through the mixed use planned development application, the applicant has consulted with Public 
Safety staff about the design criteria that must be met by the proposed development to mitigate 
the risks of locating residential uses in the Coastal High Hazard Area. The applicant is proposing 
a site design that will address the danger of storm events, which will be reviewed as part of the 
concurrent rezoning case to ensure that it adequately addresses projected storm hazards. 
Additionally, the MPD has been conditioned to require a developer's agreement and establish 
design criteria for an on-site shelter, or contributions to the County's shelter facilities, 
development of a post storm recovery plan and educational materials that have to be provided 
to residents on an annual basis. The provision of educational materials annually to residents is 
consistent with policy 101.3.4 

Policy 101.3.2 restricts development in the CHHA to uplands and the redevelopment of the 
subject property is consistent with this policy. As a previously developed property with an existing 
storage business on-site, and the former Compass Rose Marina, there are no wetlands or 
environmentally sensitive habitats on-site. 

Policy 135.9.5 requires, "New development adjacent to areas of established residential 
neighborhoods must be compatible with or improve the area's existing character." Accepting for 
purposes of discussion that this Policy would apply for redevelopment of an infill property, the 
subject property is adjacent to and near existing residential neighborhoods. The proposed mixed
use development will be compatible with and will improve the character of the area as 
demonstrated by the design parameters of the accompanying rezoning request. The 
neighborhood currently consists of mobile home parks and industrial and commercial uses, few, 
if any, of which comply with current FEMA requirements. The proposed uses for the subject 
property as outlined by the concurrent mixed use planned development include commercial, 
light industrial, and residential uses, which are present in the area. Although the type and heights 
of structures are different than what currently exists in the immediate area, the Ebb Tide 
development just¼ mile to the east, will be of greater intensity and overall density than the Bay 
Harbour Marina Village project and contain building heights well beyond what is proposed for 
this development. Main Street was developed in the fifties and sixties and is ripe for 
redevelopment, with fishing and shrimping activities in decline and no longer providing the 
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necessary economic vitality to the area. Further, the age of the existing structures in this portion 
of San Carlos Island mean that modern building codes and flood elevations have not been met 
for most of the existing development. This project may be the catalyst the area needs for 
redevelopment, and that is supported by the Lee Plan. 

The easterly portion of the property is within the Water-Dependent Overlay. Policy 1.7.5 defines 
the Water-Dependent Overlay as those shoreline areas where priority will be granted to water
dependent land uses. Lee Plan Objective 128.1 and Policy 128.4.2 identify specific requirements 
of the Water-Dependent Overlay that are intended to prevent the conversion of water
dependent uses by other forms of development. 

The proposed MPD rezoning and associated MCP submitted by the applicant does not inhibit the 
location of water-dependent uses on the subject site. The proposed concept plan provides for a 
wide variety of uses including a recreational marina, wet and dry boat storage, and limited light 
industrial uses consistent with the intent and location criteria of the Water-Dependent Overlay. 
The proposed MCP and Schedule of Uses demonstrate the location and the specific water 
dependent uses will be provided. The existing approved Marina and Dry Storage/Boat Barn are 
maintained through the MPD request and are located in the eastern portion of the property 
within the overlay and adjacent to the canal. A recreational marina is an appropriate water 
dependent use for the property and will be a viable development with the addition of the 
requested residential to spur the redevelopment of the subject property in a manner that is 
consistent with the surrounding properties as well as the conditions of the adjacent canal and 
minor channel. 

Conclusion 
The subject property's current land use is not appropriate given the existing changing conditions 
of industrial development within Lee County and the declining nature of the industrial fishing 
industry. The existing future land use designation does not provide a reasonable, economically 
beneficial use for the subject property. The requested Central Urban FLU will strike a balance 
between the uniqueness of the property within the Water Dependent Overlay while also 
providing a mix of uses to promote redevelopment. The requested amendment to permit 
residential uses while maintaining the existing commercial and light industrial uses consistent 
with all other Future Urban FLU categories in the area and is not in conflict with the property's 
location within a Coastal High Hazard Area. 

The Lee Plan is a comprehensive vision document that generally depicts what Lee County is 
expected to look like by 2030 and beyond with regard to growth patterns, protection of natural 
resources and the character of the planning communities. However, the Lee Plan is not a static 
document and changing conditions to communities in addition to industries must be reviewed 
and impacts regarding the implementation of the Lee Plan considered. Due to the changing 
conditions of the San Carlos Island Community and the fishing industry, the existing Industrial 
Future Land Use category, which has been in place since 1984 is no longer appropriate or able to 
implement the necessary redevelopment of the San Carlos Island community. 
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The requested amendment to the Central Urban Future Land Use category will promote 
redevelopment while also maintaining water dependent uses to establish a community 
supporting development on the subject property. The concurrent mixed use planned 
development establishes the maximum development parameters for industrial, residential and 
commercial uses as well as minimums for publicly accessible civic spaces, parking and waterfront 
uses ensuring the vision for the San Carlos Island community is maintained. 



I fi>werkS I 

SAN CARLOS ISLAND 

2055 WEsr FIRST STREET 
FORT MYERS, F LORID/\ 3390 I 

TEL: (239) 334·2450 
FAX: (239) 334-0278 

E-MAtL: J AMEStNK@INKWERKS.NET 

CURRENT FUTURE LAND USE 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, FT MYERS BEACH 33931 

- CONSEA.\IATION \.AHO· Wffl.AAO 

-WETIJ,NOS 

O sustJIUIAH 

O uP.BANCOt41\111nv 

D ltlDUSHUAI. 

- DESTINA.TIOH RESORT Mlf,'IO 

D CEIITIW. URBAII 

D PUDUCfM'.JUTIES 

SCALE 1" = 1000' 

JOB #: 115017 

DATE: 6.2015 

EXHIBIT: A.2 



SAN CARLOS ISLAND 

2055 WEsr F IRST STREET 
FORT M YERS. FLORIDA 3390 I 

TEL: (239) 334·2450 
F Ax: (239) 334-0278 

E-MAIL,; JAMESINK@INKWERKS.N ET 

PROPOSED FUTURE LAND USE 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, FT MYERS BEACH 33931 

- COHSERVAnON lNjO. wrnAAD 

- WE'IUHDS 

D SU8URIINI 

D UllllAH COMMlllllY 

o,.oosnu.•. 
OtSTIHATIOH IIESORT t,IIJNO 

Dalffll.AlUIUWI 

D MLIC FAOUTIU 

SCALE l " = 1000' 

JOB#: !15017 

DATE: 6.2015 

EXHIBIT'. A.3 



j@werks I 

SAN CARLOS ISLAND 

2055 W EST F IRST STREET 
FORT M YERS, FLORIDA 3 390 I 

Te.i.; (23 9) 3 3 4-2450 
FAX: (239) 334-0278 

E·MA1L: JA MESINK@INKWERKS.NET 

EXISTING USE OF LAND 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, FT MYERS BEACH 33931 

- COUSEA.VATIOU LA/10 • WOlN,O 

- Wrn.AUOS 

(El R!SrotmtAl · COIM"tITTOHAL 

D A.ESIDEUTut • HOOllE HOME 

- COMM<RIM. 

D mOUSTRJAL 

D v= 
D POOUC FAOUTIES 

SCALE l" = 1000' 

JOB # : 115017 

DATE: 6.2015 

EXHIBIT: A.4 



lewerks I 

SAN CARLOS ISLAND 

2055 WEST FIRST STFU:'.ET 
FORT MYERS, FLORIDA 33901 

TEL: (239) 334-2450 
FAX: (239) 3340278 

E·MAIL: JAMESINK@INKWERKS,NET 

EXISTING ZONING MAP 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, Ff MYERS BEACH 33931 

• ,,,., 
Orn:-, 
D•s-i 
•• •·• 
D •H·l 
D MHPO 

D •PO 

- C·I 
- C·>A - C•l - cc -" - er 
- CPO 
- CH·COf-"'4610AI.MAAlll'= 

D CP 
- P0Rf D lliOUSlJUAL 

o,ro 
D lM•tNDUSTiltALMAAJNE 

Daro 

JOB#: 115017 

DATE: 5.2015 

EXHIBIT: A.5 
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13041 McGregor Boulevard 
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(Ph) 239-481-1331 (Fax) 239-481-1073 

Description 

Parcel of land lying in 
Section 19, Township 46 South, Range 24 East 

San Carlos Island, Lee County, Florida 
(Description Prepared for Zoning and/or Development Purposes Only) 

(Not to be Used for Transfer of Title or Property) 

A parcel of land lying in Section "19, Township 46 South, Range 24 East, San Carlos Island, Lee 
County, Florida, being the same parcel as described in Instrument No. 2013000065798, Public 
Records of Lee County, Florida and further described as follows: 

Commencing at the intersection of the centerline of San Carlos Boulevard 100 feet wide and the 
centerline of Main Street 50 feet wide run S75°56'35"E along the centerline of Main Street for 
907.55 feet: thence run N00°39'35"W for 25.85 feet to an intersection with the northeasterly line 
of Main Street and the southeast corner of Parcel 3 as described in Instrument 
No. 2013000065798, Public Records of said Lee County and the Point of Beginning. 

Thence run N75°56'35"W along said northeasterly line of Main Street and the southwesterly line 
of said Parcel 3 for 103.39 feet; thence run N00°39'35"W along the west line of said Parcel 3 for 
10.34 feet to the southeasterly corner of Parcel 4 as described In Instrument 
No. 2013000065798 of said Public Records; thence run N75°56'35''W along the southwesterly 
line of said Parcel 4 and said northeasterly line of Main Street for 206.32 feet to the southwest 
corner of said Parcel 4; thence rnn N00°39'35''W along the west line of said Parcel 4 and the 
easterly line of a parcel described In Official Record Bool( 3637 at Page 3410 for 239.11 feet to 
an intersection with the southeasterly line of Block 10, San Carlos on the Gulf, as recorded in 
Plat Book 6 at Page 6 of said Public Records; thence run N18°47'1 O"E along the southeasterly 
line of said Block 10 for 18.88 feet: thence run N14°01'21"E along said southeasterly line for 
320.74 feet to the nortliwest corner of said Parcel 4; thence run S75°36'55"E along the north 
line of said Parcel 4 for 115.95 feet to the northeast comer of said Parcel 4; thence run 
S00°39'35"E along the easterly line of said Parcel 4 for 3.87 feet to the northwest corner of said 
Parcel 3 as described in Instrument No. 2013000065798; thence run N89°20'25"E along the 
north line of said Parcel 3 and the north line of Parcel 8 as described in said Instrument No. 
2013000065798 for 200.00 feet to an intersection with the west line of lands described in Official 
Record Book 3283 at Page 3540 of said Public Records; thence run S00°39'35"E along said 
west line for 33.15 feet to the northwest corner of Parcel 1 as described in said Instrument No, 
2013000065798; thence run N89°20'25"E along the north line of said Parcel 1 for 105.00 feet to 
the northeast corner of said Parcel 1; thence run S00°39'35"E along the east line of sa id 
Parcel 1 for 500.00 feet to a corner of said Parcel 1; thence run N89°20'25"E along a north line 
of said Parcel 1 for 75.00 feet; thence run N00°39'35"W along said Parcel 1 for 5.85 feet to the 
southwest corner of Lot 22, Willis Unrecorded Addition to San Carlos; thence continue 
N00(l39'35'W along the west line of said Parcel 1 and Parcel 2 for 100.00 feet to the northwest 
comer of Parcel 2 as described in said Instrument No, 2013000065798, being the northwest 
corner of Lot 21, Willis Unrecorded Addition to San Carlos; thence run N89°20'25"E along the 
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Description 

Parcel In 

Bean, Whitaker, Lutz & Kareh, Inc. 

Section 19, Township 46 South, Range 24 East 
San Carlos Island, Lee County, Florida 

(Description Prepared for Zoning and/or Development Purposes Only) 
(Not to be Used for Transfer of Title or Property) 

- Continued -

north line of said Parcel 2 for 1 DO.OD feet to an intersection with the westerly line of Oak Street; 
thence run S00°39'35"E along the west line of Oak Street for 113.53 feet to a point of curvature; 
thence run southerly and southwesterly along the arc of a curve to the right of radius 90.00 feet, 
chord bearing S08°45'34"W, chord 29.46 feet, delta 18°50'18", for 29.59 feet to a point of 
reverse curvature; thence run southwesterly and southerly along the arc of a curve to the left of 
radius 190.00 feet, chord bearing S08°45'34'W, chord 62.19 feet, delta 18°50'18", for 62.47 feet 
to a point of tangency: thence run S00°39'35"E along the west line of said Oak Street for 86.87 
feet to an intersection witll the northeasterly line of Main Street; thence run N75°56'35"W along 
said northeasterly line for 273.99 feet to the east line of K.L. Swan k's Subdivision as recorded in 
Plat Book 8, Page 81 of said Public Records, said line being the east line of Tract 10 of the 
unrecorded plat of property of San Carlos Corporation; thence run N00°39'35"W along the east 
line of said subdivision and the east line of said Tract 10 for 327.01 feet to the north line of said 
KL Swank's subdiVision, being the southeast corner of Parcel 7 as described in said 
Instrument No. 2013000065798; thence run S89°20'25"W along the north line of said 
subdivision and the south line of said Parcel 7 for 15.00 feet to the northeast corner of Lot 18 of 
said subdivision; thence S00°39'35"E along the west line of Ostego Drive according to the plat 
of said K.L. Swank's subdivision for 323.07 feet to the northeasterly line of said Main Street; 
thence N75°56'35'W along said northeasterly line of Main Street for 87.88 feet to the Point of 
Beginning. 

Containing 7.47 acres, more or less. 

Bearings are based on the centerline of Main Street bearing S75°56'35"E. 

Bean, Whitaker, Lutz & Kareh, Inc. (LB4919) 

43404_OVERAI..L_LESS RW 6/14/15 Scott C. Whitaker, P.S.M, 4324 
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P,epared by 
011oe Gibbs, an employee of 
First Ametkan 11th: Insu,a11ce Company 
1535 Highland Avenue S 
Oearwate.t, Fktrida 33'1S6 
(877)727·5923 

Reh.Im to: Grantee 

FIie No.: 2038·2164529 
consideration: $2,100,000.00 

State of californra 

County of Orange 

SPECIAL WARRANTY DEED 

THIS SPECIAL WARRANTY DEED is made on ju_{\-e.,. 0~ , 2015, between 

Crimson Main Street Marina, LLC, a Florida limited liability company 

having a business address at: cfo Sabal Financial Group 4675 MacArthur Court, 15th Floor, Newport 
Beach, CA 92660 
("Grantor"), and 

Southern Comfort storage LLC, a Florida limited liability company 

having a mailing address of: 8632 West 103rd Street, Suite A, Attn: Jack Mayher, Palos Hills, IL 60465 
("Grantee"), 

WITNESSETH, that the said Grantor, for and in consrderatlon of the sum of TEN AND N0/100 DOLLARS 
($10.00) and other valuable considerations, rewipt and sufficiency of which is hereby acknowledged, 
has granted, bargained, sold, remised, released, conveyed and confirmed unto said "Grantee", it's 
successors and assigns forever, following described land, situate, lying and being in the County of Lee, 
State of Florida, to-wit: 

PARCEL 1 

A parcel of land lying in Lots 7, 8 and 9, of an Unrecorded Plat of SAN CARLOS CORPORATION in 
Government Lot 4, in Section 19, Township 46 South, Range 24 East, Lee County, Florida, specmcally 
described as follows: 

Page I ol 7 
2038 - 2164529 



Commencing from the intersection of the centerline of San cartos Boulevard as shown on the plat of SAN 
CARLOS·ON-THE·GULF as recorded in Plat Book 6, Page 6 of the Public Records of Lee County, Florida, 
with the centerline of a County Road (Main Street) conveyed by deed recorded In Deed Book 137, Page 
117, of said Publlc Records; thence run South 74 degrees 35 minutes 00 seconds East, along the center 
line of said County Road (Main Street) for 1011.94 feet; thence deflect, 104 degrees 43 minutes 00 
seconds to the left and run North o degrees 42 minutes 00 seconds East, for 25.85 feet to the Southwest 
corner of Lot 9 of said Unrecorded Plat of SAN CARLOS CORPORATION and the Northerly right·of•way of 
said County Road (Main Street) and the Point of Beginning; thence South 74 degrees 35 minutes 00 
seconds East along said Northerly right-of-way for 273.98 feet to an Intersection with a Public Road 35 
feet West of the East line of Lot 7 of said Unrecorded Plat of SAN CARLOS CORPORATION; thence North 
0 degrees 42 minutes 00 seconds East, along said Public Road parallel With said East line of Lot 7 for 
88.87 feet to a curve to the right (curve having a delta of 18 degrees 50 minutes 18 seconds and a radius 
of 190 feet); thence run Northerly along the arc of said curve to the right of 62.47 feet to a curve to the 
left (curve having a delta of 18 degrees 50 mfnutes 18 seconds and radius of 90 feet); thence Northerly 
along the arc of said curve to the left for 29,59 feet to a point of tangency, being 20 feet West of said 
East line of Lot 7; thence North 00 degrees 42 minutes 00 seconds East, for 13,52 feet to the Southerly 
line of Lot 22, WIUJS UNRECORDED ADDffiON O SAN CARLOS as described In Official Records Book 
1199, Page 349, Public Records of Lee county, Florida; thence North 89 degrees 18 minutes 00 seconds 
West, for 100 feet to a 75 feet wide canal as described in Official Records Book 1190, page 1769, Public 
Records of Lee County, Florida; thence South 00 degrees 42 minutes 00 seconds West, 5.85 feet along 
the Easterly line of said 75 feet canal; thence North 89 degrees 18 minutes 00 seconds West, for 75 feet 
along said canal; thence North O degrees 42 minutes 00 seconds East, along the Westerly line of said 
canal for 500 feet; thence North 89 degrees 18 minutes 00 seconds West, for 105 feet to the West line of 
Lot 9 of said Unrecorded Plat of SAN CARLOS CORPORATION, thence South O degrees 42 minutes 00 
seconds West, along said West line of Lot 9 for 615.35 feet to the Point of Beginning, 

ALSO: A lot or parcel of land lying in Lots 7 and 8 of an Unrecorded Plat of property of SAN CARLOS 
CORPORATION in Government Lot 4, Section 19, Township 46 South, Range 24 East, which lot or parcel 
is described as follows: FROM the point of Intersection of the centerline of the centerline of SAN CARLOS· 
ON·THE·GULF recorded in Plat Book 6, Page 6, of the Publi<: Records of Lee County, Florida, with the 
centerline of a County Road conveyed by deed recorded In Deed Book 137 at Page 117, of said Public 
Records run southeasterly along the centerline of said County Road for 1322.11 feet; thence deflect 104 
degrees 43 minutes 00 seconds to the left and run North (along the East line of said Lot 7 as originally 
located by Harry K. Davison surveyor for San car1os Corporation) for 225.85 feet to the point of 
beginning of the lands hereby conveyed. From said point of beginning continue North on the same course 
along said East line for SO feet; thence run West perpendicular to said East line for 120 feet to the waters 
of a boat canal; thence run South along said waters to an intersection with a line perpendicular to said 
East line passing through the point of beginning; thence run East along said perpendicular line for 120 
feet to the point of beginning. SUBJECT to the rlght-of•way of a Public road over and across the East 20 
feet; thereof, being Lot 22, WILUS UNRECORDED ADDmON TO SAN CARLOS. 

TOGETI-IER WITH an easement for the use of the canal hereinafter described for fishing, boating, bathing 
and boat dock purposes; A canal or waterwa,y 75 feet wide lying in a strip of land sometimes known as 
Lot 8 of the Unrecorded Plat of property of SAN CARLOS CORPORATION in Govemment Lot 4, Section 
19, Township 46 South, Range 24 East, the East line of said canal or waterway being described as 
follows: 

from the Point of Intersection of the centerline of 5an caries Boulevard as shown on the Plat of SAN 
CARLOS ON THE GULF recorded In Plat Book 6, Page 6 of the Public Records of Lee County, Florida with 
the centerline of a cotmty road conveyed by deed recorded in Deed Book 137, at Page 117 of said Public 
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Records, run Southeasterly along the centerline of said county Road for 1322.11 feet; thence deflect 104 
degrees 43 minutes 00 seconds to the left and run North (along the East line of Lot 7 of said Unrecorded 
Plat of property of SAN CARLOS CORPORATION as orlglnally 
located by Harry K. Davison, surveyor for SAN CARLOS CORPORATION) for 220 feet; thence run 
perpendicular to said East Line of 120 feet to the waters or road-canal or waterway and the point of 
beginning of said East line to the waters of Witco Bay. The express purpose of this dedication being to 
provide access for navigation and boat docks not to extend more than 10 feet into said easement'. 

PARCEL 2: 

A lot or parcel of land lying In a strip of land sometimes known as Lot 7 and 8 of unrecorded plat of 
property of SAN CARLOS CORPORATION in Government Lot 4, Section 19, Township 46 South.- Range 24 
East whieh lot or parcel is described as follows: 

From the point of intersection of the centerline of San Carlos Boulevard as shown on the plat of San 
Carlos-on-the-Gulf recorded in Plat Book 6, Page 6 of the Public Records of Lee County, Florida with the 
center line of a County Road conveyed by deed recorded in Deed Book 137 at Page 117 of said public 
records run Southeasterly along the center line of said County Road for 1321.11 feet; thence deflect 104 
degrees 43 minutes 00 seconds to the left and run Northerly (along the East line of Lot 7, as origfnally 
focated by Harry K. Davison suiveyor for said San Carlos Corp.) for 275.86 feet to the point of beginning 
of the lands hereby conveyed. 

From said point of begiooing continue North on the same course along said East line for 50 feet; thence 
run West perpendicular to said East fine for 12.0 feet to the waters of a boat canal; thence run 
Southeasterly along said waters to an intersection with a line perpendicular to said East fine passing 
through the point of beginning; thence run Northeasterly along said perpendicular line for 120 feet to the 
point of beginning; subject to the rlght•of•way of a public road and across the East 20 feet thereof. Being 
Lot 21 Willis Addition to San Carlos; subject to an easement for drainage purposes over and across the 
North 5 feet of Lot 21. 

Together with an easement for ingress and egress to and from such property; 

Together with an easement for the use of the canal for fishing, boating and bathing purposes, as 
described In that certain deed dated March 19, 1962 and recorded In Official Records Book 115, page 14, 
Pubic Records of Lee County, Florida. 

PARCEL 3: 

Part of Lot 11, SAN CARLOS CORPORATION PROPERTIES (unrecorded) lying North of Main Street and 
being Government Lot 4, Section 19, Township 46 South, Range 24 East, Lee Courily, Florida, more 
particularly described as follows: 

From the point of intersection of the center line of san Carlos Boulevard, as shown on the Plat of San 
Carlos-on-the-Guif as recorded In Plat Book 6, at Page 6 of the Public Records of Lee County, Frorlda, 
with a center line of a county road conveyed by deed recorded in Deed Book 137 at page 117 of the said 
Public Records, run South 74 degrees 35 minutes East, along the center line of said County Road (Main 
Street) for 907.55 feet, thence deflect left 104 degrees 43 minutes 00 seconds and run North O deg1ees 
42 minutes East {along the East line of said Lot 11) for 25.15 feet to the North right-of-way line of Main 
Street and the point or beginning. From said point of beginnin.g run North 74 degrees 35 minutes West, 
103.39 feet along the said North rtght·of-way line of Main Street to the West line of said Lot 11; thence 
run North o degrees 42 minutes East, along the West line of said Lot 1 for 596 feet; thence South 89 

l>a,g:<? 3 of7 
2038 · l.154$19 



degrees 18 minutes East, 100 feet to the East line of said Lot 11; thence South O degrees 42 minutes 
West, 622.24 feet to the point of begln11lng. 

PARCEL 4: 

A tract or parcel of land situated In the State of Florida, County of Lee, lying In Section 19, Township 46 
South, Range 24 East, being a part of Lots 12 and 13, SAN CARLOS CORPORATION PROPERTIES 
(unrecorded) and further bounded and described as follows: 

Beginning at the int.ersectlon of the West line of said Section 19 with the Northerly right-of-way line of 
Main Street (60.00 feet wide); thence South 75 degrees 14 minutes 40 seconds East along said rfght-of
way line for 206.78 feet; thence North along the East line of said Lot 12 for 599.85 feet; thence North 74 
degrees 57 mlnut.es 20 seconds West for 113.SO feet thence South 15 degrees 02 minutes 40 seconds 
West along the Easterly line of Block 10 of San caries on the Gulf Subdivision as recorded In Plat Book 6 
at Page 6, of the Public Records of said Lee County for 320.65 feet; thence South 19 degrees 07 minutes 
50 seconds West along said Easterly line for 21,72 feet; thence South along said West line of Section 19 
for 246.47 feet to the principal place of beginning. 

PARCEL 5: 

Lots 13 and 14, K,L. SWANKS SUBD!V!SlON, a subdiVlslon according to the map or plat thereof as 
recorded in Plat Book 8, Page 81, of the Public Records of Lee County, Florida. 

PARCEL 6: 

Lots 15 through 18, K.L. SWANKS SUBDMSION, a subdivision according to the map or plat thereof as 
recorded in Plat Book 8, Page 81, of the Public Records of Lee County, Florlda. 

PARCEL 7: 

The North 78.50 feet of the South 278.50 feet of the parcel of land described as follows: 

Beginning 300 feet East of the Northwest corner of Section 19, Towriship 46 South, Range 24 East, Lee 
County, Florida, thence South 1312 feet more or less to a point which is 100 feet North of the county 
road (Main Street); thence East 100 feet; thence North to the North line of said Section 19, thence West. 
100 feet to the point of beginning. 

PARCELS: 

A parcel of land In lot 10 of Unrecorded SAN CARLOS PROPERTIES SUBDIVISION in Go~ernment Lot 4, 
Section 19, Township 46 South, Range 24 East, San Carlos Island, lee County, Florida, more fully 
described as follows: 
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------ --- ---------------------------------------

Commencing at the Intersection of the centerline of san carlos Boulevard and Main Street as shown on 
the plat for 5an cartos-on-the-Gulf as recorded in Plat Book 6 at Page 6, Public Records of Lee County, 
Florida; thence south 74 degrees 35 minutes 00 seconds East, along the centerline of said Main Street, 
907.55 feet; thence North o degrees 42 minutes 00 seconds East 648.09 feet along the West line of said 
Lot 10 of Unrecorded San cartos Properties to a Point of Beginning; thence South 89 degrees 18 minutes 
00 seconds East, 100 feet to the East line of said Lot 10; thence South o degrees 42 minutes 00 seconds 
West along the East line of said Lot 10, a distance of 248 feet; thence North 89 degrees 18 minutes 00 
seconds West, 100 feet to the West line of said Lot 10; as continued Southwardly, thence North 0 
degrees 42 minutes 00 seconds East, along said line of Lot 10, 248 feet to the Point of Beginning. 

Subject to and including an easement for Ingress and egress along the Easterly 15 feet of the above· 
described property running to the centerline of Main Street. 

Tax Parcel Identification Number: 19·46·24·00·00005.0200 

SUBJECT, however, to all encurnberances, reservations, covenants, conditions, restrictions and 
easements of record and to all applicable zoning ordinances and/or restrictions or reqUirements Imposed 
by governmental authorities, If any. 

TOGETHER with all the tenements, hereditaments and appurtenances thereto belonging or in anywise 
appertaining. 

TO HAVE ANO TO HOLD the same in fee simple forever. 

ANO Granter hereby fully warrants the title to said land and will defend the same against the lawful 
claims of all persons claiming by, through or under Granter, but against none other. 

In Witness Whereof, the said Granter has caused this Instrument to be executed in its name, the day 
and year first above written. 
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Crimson Main Street Marina, LLC, a Florida 
limited liability company 

By: t~~na;ial Group, L.P. Its: 

(/ f rt, s A_, 
By: Name:Mark E. Foster , 

Title: \/leg Presjdent & General Counsel 

Signed, sealed and delivered in our presence: 

Witne~ 

Print Name: eo1:wi Checrq 
WJtnessgnature 

PrintName: E.tiz.,,,ke-+h §/enn, 
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"A nolllry public or other offk~r completing this certificate verifies onl)1 the identity of the individual who 
signed the document, to which this certificate is auached, and not the tru)hfuloess, •ecwacy, or validity of 
that document." · 

(STATE OF CALIFORNIA) 
COUNTY OF ORANGE) 

On June 4, 2015, before me, Jaclyn Mary Lanning, Notary P\lblic, personaHy appeared 
Mark E. Foster, who proved to me on the basis of sati&factory evidence to be the 
person(s) whose name(&) is/Me subscribed to the within instrument and acknowledged to 
me that he/51te/tl¼ey executed the same in his/her/their authorjzed capacity(~), and that 
by his/he1'1their signature(s) on the instrument the person(s), 9r the entity upon behalf of 
which the person( s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of l~e State of California that 
the foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

ublic 

,., 

• 

JACLYN MARY LANNING i' 
Commission II 2062208 t 
No!ary Public • Calllornla f 

"' Oran;• County ~ 

Ji •• 0. 0 .Mr CaTn} :,Jrts ~BJ t3•.2i12l 
' I 
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L TRANSPORTATION 
K CONSULTANTS, INC. 

I. INTRODUCTION 

TR Transpo11ation Consultants, [nc. has conducted a traffic impact statement to fulfill 

req,1irements set forth by the Lee County Department of Community Development for 

projects seeking zoning approval. The subject site is located along the north side of Main 

Street approximately 600 feet east of its intersection with San Carlos Boulevard in Lee 

County, Florida. The approximate location of the subject site is illustrated on Figure l. 

Upon approval of the requested re-zoning, the subject site could be developed as a mixed 

use development that would contain the existing marina and ancillary uses as well as 

restaurant, retail and residential uses. From the current Master Concept Plan (MCP) arrd 

list of uses being requested, the subject site could be developed with up to approximately 

115 multi-family dwelling units, up to approximately 22,000 square feet of retail uses, 

8,000 squm-e feet of restaurant uses, 12,000 square feet of indoor storage uses and up to 

approximately 315 boat slips (wet & dry). The Developer is also proposing to include an 

additional 200 parking spaces in the parking structure that will be available to the public 

to park and ride the Lee Tran Beach Trolley to access Fort Myers Beach. 

The proposed development is located on the north side of Main Street, approximately six 

hundred (600) feet east of its intersection with San Carlos Boulevard. As currently 

proposed, the subject site will have two (2) full site access dtives on Main Street. 

This report examines the impact of the development on the su1rnunding roadways and 

intersections. Trip generation and assignments to the various site access drives were 

completed and an analysis conducted to detcnnine the impacts of the development on the 

sunrnmding streets and intersections. 
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II. EXISTING CONDITIONS 

The subject site cunently contains an existing enclosed storage building containing 

approximately 24,000 square feet of floor area. Several of the ma,ina wet slips are also 

existing along with one single family home. The subject site is bordered by existing 

commercial and industJial marine uses to the no1ih and west, Main Street to the south and 

a canal to the east. A portion of the site is bordered to the east by Oaks Street, which 

serves an adjacent mobile home park. 

San Carlos Boulevard (S.R. 865) is a two-lane undivided roadway south of Main Street 

and a four-lane undivided roadway with a two-way left tum lane north of Main Street. 

The intersection of San Carlos Boulevard and Main Street cuITently operates under two

way stop control. San Carlos Boulevard has a posted speed limit of 45 mph and is under 

the jurisdiction of the Florida Department of Transportation. 

iVIain Street is a two-lane undivided minor collector that is adjacent to the south side of 

the subject site. Currently Main Street te11ninates less than one (1) mile east of its 

intersection with San Carlos Boulevard at Spanish Main. Main Street has a posted speed 

limit of 30 mph and is under the jurisdiction of the Lee County Department of 

Trnnspo1tation. 

llI. PROPOSED DEVELOPMENT 

With the exception of the existing wet slips, the existing uses on the site will be 

demolished. The proposed land uses utilized for the trip generation purposes of this 

analysis were based on the Master Concept Plan developed by James Ink & Associates. 

The land uses utilized for the purposes of this analysis arc outlined within Table 1 below. 
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Table 1 
Land Uses 

C R M R 0nlP3SS ose [' .arma ezomng 
:, 
I Land Use Size 

Multi-Family 
Condo/Townhouse I I 5 dwelling tmits 

(LUC 230) 

High-Turnover Restaurant 8,000 square feet 
(LUC 932) 

Retail 22,000 square feet 
(LUC 820) 

Indoor Self Storage 12,000 square feet 
' 

(LUC 151) 

Marina 315 berths 
(LUC 420) 

Public Parking 200 spaces 
(LUC 090) 

-· --- ·····--·-·······-

As cLui-ently proposed, the subject site will have two (2) full site access drives on Main 

Street. 

The Developer is proposing to include up to 200 additional parking spaces within the 

proposed parking structure to be available for visitors to Fort Myers Beach to park and 

take the trolley shuttle to the beach. The remainder of the parking within the parking 

structure will be for the uses proposed on-site. 
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IV. TRIP GENERATION 

The trip generation for the proposed development was determined by referencing the 

Institute of Transportation Engineer's (!TE) report, titled Trip Generation, 911' Edition. 

Land Use Code 230 (Residential Condominium/Townhouse) was utilized for the trip 

generation purposes of the proposed residential dwelling units. Land Use Code 820 

(Shopping Center) was utilized for the trip generation purposes of the proposed retail 

uses on-site (not associated with the Marina). Land Use Code 420 (Marina) was utilized 

for the trip generation purposes of the proposed marina uses (including the wet slips, dry 

slips and ship store). Land Use Code 932 (High Turn Over Sit Down Restaurant) was 

utilized for the restaurant use. Land Use Code 15l (Mini-Warehouse) was utilized for the 

indoor storage facility and Land Use Code 090 (Park-and-Ride Lot with Bus Service) 

was utilized for the proposed 200 additional parking spaces that will be made available to 

the public for access to the Fort Myers Beach Trolley that will shuttle visitors to and from 

Fort Myers Beach, The equations for these land uses are contained in the Appendix of 

this report for reference, 

As a pmt of this application, 200 spaces within the parking structure are being added to 

the total number of parking required by the project as a public benefit to serve visitors to 

Fo1i Myers Beach. It is the intent of the spaces to be utilized by visitors to the beach and 

the Lee Tran Beach Trolley to have a stop on-site that will shuttle the visitors to and from 

Fo1i Myers Beach. T11is would be a stop in addition to the other various stops that the 

Beach Trolley cun-ently serves. Since the vehicle trips that are associated with the 200 

spaces would already be traveling along San Carlos Boulevard to access the beach and 

would otherwise go over the bridge to Fo1t Myers Beach, these ttips were not added to 

the area road network beyond Main Street. These trips would be considered "diverted 

link" trips, meaning they are trips that are dive1ied from San Carlos Boulevard to Main 

Street to access the parking structure. Table 2 outlines the anticipated weekday A.M. and 

P.M. peak hour trip generation for Compass Rose Marina as currently proposed for the 

Master Concept Plan. The daily trip generation is also indicated in this table. 
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Table2 
Trip Generation 

Cornoass Rose Marina Rezoning 
-- ··-·-~·- . ·-----

A.M. Peak Hour P.M. Peak Hour 
Land Use 

In Out Total In Out Total 

Multi-Family 
Condo/Townhouse 10 48 58 45 22 67 

(1 l5 Units) 

High-Turnover Restaurant 47 39 86 47 32 79 
(8,000 sq. ft,) 

Retail 38 24 62 104 113 217 
(72,000 sq. ft.) 

Indoor Self Storage 1 1 2 I 2 ' 
(12,000 sq. ft.) 

J 

Marina 8 17 25 36 24 60 
(315 Berths) 

Public Parking 105 28 133 31 94 125 
(200 spaces) 

Total Trips 209 157 366 264 287 551 

Daily 
(2-way) 

726 

-~ 

1,017 

2,538 

30 

1,006 

900 

6,217 

With mixed use projects, ITE estimates that there will be a certain amount of interaction 

between uses that will reduce the overall ttip generation of the project, This interaction is 

called "internal capture". In other words, trips that would nonnally come from external 

sources would come from uses that are within the project, thus reducing the overall 

impact the development has on the surrounding roadways. !TE, in conjunction with a 

study conducted by the NClfRP (National Cooperative Highway Research Program), has 

summarized the internal trip capture reductions between various land uses. For this 

project, there is data in the !TE report for interaction between the residential, retail and 

restaurant uses. Although interaction will occur between the remaining uses, since there 

is not data in the !TE and NCHRP report, no internal tJip capture was assumed for the 

Marina use, the selt~storage use and the public parking spaces, 

Therefore, an internal capture calculation was completed consistent with the 

methodologies in the NCHRP Report and published in the !TE Trip Generation 

Handbook, 3"" Edition. The resultant analysis indicates that there will be an internal ttip 
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capture reduction of seventeen percent (17%) in the A.M. peak hour and thitty"seven 

percent (3 7%) in the P.M. peak hour between the retail, restaurant and residential uses, 

The summary sheets utilized to calc1liate this internal capture rate for the weekday A.M. 

peak hour and P.M. peak hour are included in the Appendix of this report for reference, 

Table 3 indicates the total external tiips that will access the proposed development. 

Table 3 
External Trip Generation 

C R M R ompass ose I arina ezonrng 
... 

Weekday A.M. Peak Hour Weekdav P.M. Peak Hour Dail 
Land Use 

In Ont Total In Out Total (2"wa 

Total Tri~ Generation 209 l57 366 264 287 551 6,217 

Less Intenrnl Capture "16 -19 -35 "72 -62 -134 -1,584 

Total External Trips 193 138 331 192 225 417 4,633 

The ttips is Table 3 represent the number of trips entering and exiting the project at the 

site access driveways on Main Street. 

The trips shown for the retail uses in Tahle 2 will also not all be new trips to the adjacent 

roadway system. !TE estimates that these retail uses may attract a significant amount of 

its traffic from vehicles already traveling the adjoining roadway system. This tratlic, 

called "pass-hy" traffic, reduces the development's overall impact on the surrounding 

roadway system but does not decrease the actual d1iveway volumes. Lee County pennits 

a maximum reduction of thirty percent (30%) of the retail trips attributed to pass-by 

reduction. Therefore, Table 4 illustrates the number of net new trips that the project will 

add to the surrounding roadways after the pass-by reduction is applied to the retail uses, 

Also noted in Table 4 are the number of net new hips anticipated to he added to San 

Carlos Boulevard and roadways beyond Main Street due to tl1e diverted nature of the ti·ips 

associated with the 200 public parking spaces. As previously noted, the traffic associated 

with these 200 parking spaces would already be traveling to Fort Myers Beach, These 

tdps are simply diverted lo Main Street to access the parking structure. Therefore, the 

t1ips associated with these 200 spaces will impact Main Street and the analysis will 
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II 

I 

reflect that impact, but they will not create an additional impact to San Carlos Boulevard 

and roadways beyond. 

Table 4 
Trip Generation - Net New Trips 
Compass Rose Marina Rezoning .. 

A.M. Peak Hour P.M. Peak Hour Daily 
Land Use 

In Out Total In Out Total (2-way) 

Total External Trios 193 138 331 192 225 417 4,633 
Less Retail Pass-by Trips -9 -6 -15 -20 -21 -41 -480 

Total Net New Trips 184 
(lrnnact To Main Street) 

132 316 172 204 376 4,153 

Less Trips From Public Parking 
-105 -28 -133 

Spaces 
-31 .94 -125 -900 

Total Trips 79 104 183 
( lmnact to San Carlo~ Blvd. & Bevr.nd) 

141 110 251 3,253 

V. TRJP DISTRIBUTION 

The trips shown in Table 4 were then assigned to the sun-ounding roadway system based 

on the anticipated routes the drivers will utilize to approach the site dming the peak hours 

of the adjacent street traffic (7-9 A.M. and 4-6 P.M.). The trip distribution does not 

include the trips associated with the 200 public parking spaces. 100% of the inbound trips 

are eastbound on Main Street and 100% are westbound ( outbound) that are associated 

with the parking spaces. The trip distribution shown on Figure 2 reflects the traffic 

distribution of the proposed development (restaurant, retail, multifamily units, Marina 

and sell~slorage). Based on the distribution indicated within Figure 2, the external project 

traffic was assi1,'Iled to the su1Tounding roadway network. Figure 3 illustrates the 

assignment of the project trips to the proposed site access drives (total trips shown in 

Table 3). 
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In order to detennine which roadway segments surrounding the site will be significantly 

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

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

vicinity of the subject site will accommodate greater than 10% of the Peak Hour Peak 

Direction Level of Service ''C" volumes, as defined by the Lee County Generalized Level 

of Service Tables as provided by the Lee County Department of Transportation. Again, it 

should be noted that the impact percentage does NOT include the trips associated with 

the 200 public parking spaces. Those trips are included on the impact to Main Street 

between the project and San Carlos Boulevard. 

VI. FUTURE TRAFFIC CONDITIONS 

[t was assumed that the project would be completed by the year 2021. Based on this 

projected build-out, the smTOunding roadway network was analyzed under 2022 traffic 

conditions. A 6>rowth rate was applied to the existing traffic conditions for all roadway 

links and intersections that could be significantly impacted by this development. The 

growth rates were obtained through comparisons of annual traffic data from the 2014 Lee 

County Traffic Count Report. Based on the project distribution illustrated on Figure 2, 

the link data was analyzed for the existing conditions, year 2022 withoLLl the development 

and year 2022 with the development. Table 2A in the Appendix of the report indicates 

the methodology utilized to obtain the year 2022 build-oLLt traffic volumes as well as the 

growth rate utilized for each roadway segment. The base year traffic volumes were 

obtained from the 2014 Lee County Concurrency Management Report, 

Figure 4 indicates the year 2022 peak how· - peak direction traffic volumes and Level of 

Service for the various roadway links within the study area. Noted on Figure 5 is tl1e 

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 Service for the weekday A.M. and P.M. peak hours with the development traffic 
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added to the roadways. These figures are der,ved from Table 2A contained ,n the 

Append,x. 

VIL PROJECTED LEVEL OF SERVICE AND IMPROVEMENTS 

In comparing the links' functional classification and calculated 2022 traffic volumes to 

the Service Volume Tables, it was determined that none of the roadways inside the 

project's area of influence would be adversely impacted by the proposed development. 

Adverse impacts are defined as a degradation of the Level of Service beyond the adopted 

Level of Service Thresholds for those links as indicated in Table !A. In other words, all 

roadways analyzed as a result of the proposed development will maintain an acceptable 

Level of Service when the development traffic is added to the surrounding roadway 

network. Thus, the existing roadway network can accommodate the additional new 

vehicle trips the subject site is anticipated to generate. 

Although the proposed project does not have a significant impact (project trips greater 

than 10% of Level of Service "C" service volumes) on San Carlos Boulevard over the 

Fort Myers Beach Bridge, the Developer is proposing to provide 200 parking spaces in 

the proposed parking structure for visitors to Fort Myers Beach to park and use the Lee 

Tran Trolley service to access the beach, thus reducing the amount of trips associated 

with the 200 parking spaces from traveling over the bridge and impacting Estero 

Boulevard in the Town of Fort Myers Beach. 

Turn lanes at the site access drive intersection with Main Street will be forther evaluated 

at the time of Local Development Order application. 

Page 13 
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YIU. CONCLUSION 

The proposed Compass Rose Malina re-zone located along Main Street approximately 

600 feet east of its intersection with San Carlos Boulevard in Lee County, Florida will not 

reduce the Level of Service of Main Street or San Carlos Boulevard north of Main Street 

below the Level of Service standard as recommended in the Lee Plan. The existing 

roadway network can accommodate the additional new vehicle trips the development is 

anticipated to generate. 

The Developer is also proposing to include 200 additional parking spaces within the 

parking structure to be available to the public for parking and connecting with the Fort 

Myers Beach Trolley service to access Fort Myers Beach, which will reduce the traffic 

demand on the bridge leading over to Fort Myers Beach. 

K: 120! 5·,04 April'10C:l O.m1pm;s Rc,sc Mminn Zoning16-8-20 IS Report.dot 
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APPENDIX 



TABLES 1A & 2A 



TABLE1A 
PEAK DIRECTION PROJECT TRAFFIC VS. 10% LOS CLINK VOLUMES 

COMPASS ROSE MARINA REZONING 
June 5,2015 

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 183 VPH IN= 79 OUT= 104 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 251 VPH IN= 141 OUT= 110 

PERCENT 

ROADWAY LOSA LOS B LOS C LOS D LOSE PROJECT PROJECT PROJ/ 

ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

San Carlos Blvd. S. of Main St. 2LN 0 140 800 860 860 35% 49 6.17% 

N. of Main St. 4LN 0 260 1,840 1,960 1,960 55% 78 4.21% 

N. of Buttonwood Dr. 4LN 0 260 1,840 1,960 1,960 65% 92 4.98% 

N. of Pine Ridge Rd. 4LN 0 260 1,840 1,960 1,960 45% 63 3.45% 

N. of Summerlin Rd. 2LN 0 140 800 860 860 15% 21 2.64% 

Main St E. of San Carlos Blvd. 2LN 0 0 310 670 740 90% 212 68.35% 

E. of Buttonwood Dr. 2LN 0 0 310 670 740 100% 235 75.81% 

Buttonwood Dr. N. of Main St. 2LN 0 0 310 670 740 10% 14 4.55% 

Summerlin Rd. E. of Pine Ridge Rd. 6LN 0 410 2,840 2,940 2,940 40% 56 1.99% 

E. of San Carlos Blvd. 6LN 0 410 2,840 2,940 2,940 20% 28 0.99% 

W. of San Carlos Blvd. 4LN 0 260 1,840 1,960 1,960 10% 14 0.77% 

Pine Ridge Rd. E. of San Carlos Blvd. 2LN 0 0 310 670 740 20% 28 9.10% 

* Lee County Generalized Peak Hour level of Service thresholds (20"13) utilized. 



TOTAL PROJECT TRAFFIC AM~ 183 VPH 

TOTAL PROJECT TRAFFIC PM= 251 VPH 

ROADWAY SEGMENT e.£.M 
San Carlos Blvd. N. of Main SL 

Main St. E. of San Carlos Blvd. 

E. of Bu\lonwood Dr. 

TABLE 2A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

COMPASS ROSE MARINA REZONING 

IN=c 79 OUT= 10< 

IN" 141 OUT= 110 

2014 2022 

PK HR PK HR PK SEASON PERCENT 

BASE YR 2011 YRS OF ANNUAL PK SEASON PEAK DIRECTION PROJECT 

,m AD, GROWTH RATE' PEAK DIR.' VOLUME LOS YE TRAFFIC 

27,000 22,800 1.00% 1,045 1,132 C 0.58 55% 

3,773' 1.00% 16S 189 C 0.26 90% 

3,773' 1.00% 1'6 189 C 0.26 100% 

1 A minimum growth rate of one percent (1%) was ulillzed 

2022 

BCKGRND 

AM PROJ PM PROJ + AM PROJ 

TRAFFIC IEAEfl.Q VOLUME LOS VIC 

S7 " 1,189 C 0.61 

189 212 378 D 0.51 

209 23' 39S D 0,54 

2 Dale for San Carlos Blvd & Pino Ridge Rd was obtained from !ho 2014 Lea Coun(y Con<.:urrenoy Managemenl Ref)t,<1. Data ti;,r Main St was est;mated ullli<irig lrafflc counl dala obtained In 2010 

~ Represents a 2009 MDT. Dblainod from lraffic dala collec1ed by TR Transporla!lon 

AM& PM Proj. Trnfflc On Main Slre•t Includes trips from 200 space publlc parking sp.aces 

June 5, 2015 

2022 

BCKGRND 

+ PM PROJ 

VOLUME ~ YE 
1,209 C 0.62 

401 D 0.54 

424 D 0,57 



ITE INTERNAL CAPTURE 

CALCULATION SUMMARY SHEET 



WEEKDAY AM PEAK HOUR TRIP GENERATION 
Land Use Intensity 
Land Use Land Use Code Unit Count Unit Type 
Shopping Center LUC 820 fo'i{~~\e.~qj square feet 
General Office LUC 710 ,y;J,····•· "•.;,30 square feet 
Restaurant LUC 932 ~

0

"· • ·• square feet 

Single-Family LUC 210 II;, ,, ... : dwelling units 

Multi-Family LUC 230 r.".:'.····'.•.' .. · .. ;'1}$ dwelling units 
Hotel LUC 310 t'•'·.;~---•.<''0 occupied rooms 

Total Trip Generation of the Proposed Development 

Land Use Land Use Code 
AM Peak Hour 

In Out 
Shopping Center LUC 820 38 24 
General Office LUC 710 0 0 
Restaurant LUC 932 47 39 
Single-Family LUC 210 0 0 
Multi-Family LUC 230 10 48 
Hotel LUC 310 0 0 

Total Trips 95 111 

Total Trips to the Surrounding Roadway Network 

Trips 

Total Trips 
Less 17% IC 
Total Trips 

In 
95 
-16 
79 

AM Peak Hour 
Out 
111 
-19 
92 

Total 
206 
-35 
171 

New Trips to the Surrounding Roadway Network 

Trips 
AM Peak Hour 

In Out Total 
Total Trips 79 92 171 
Total Retail Trips 31 20 51 
Less 30% Pass-by -9 -6 -15 
Marina 8 17 25 
Self Storage 1 1 2 
Total Trips 79 104 183 

Total 
62 
0 
86 
0 
58 
0 

206 



20% I 
Demand 

Exit to External 
CK:] = = 0:0 

Enter from External 

Enter 
Exit 

folal 

Enter 
Exil 

Total 
% 

Single-Use Trip Gen. Est 

Internal Capture Calculation Summary Sheet 
WEEKDAY AM PEAK HOUR 

Exit to External 

c:::K::J = = CK::] 

Enter 
Exit 

Tolal 
% 

Land Use A - Rota ii Uses 
Total lmemal 

" 3 '4 3 

" 0 100% 10% 

External 

" 21 

" 90% 
Enter from Exlemal 

Land Use B - Restaurant 
Total Internal 

8% 
Demand 

Balanced 

I 

External Demand 

" 13 34 =1 50% I '4 
39 4 35 20% 0 

" " " 100% 20% 00% 

Net External Trips for Multi-Use Development 
Land Use A Land Use B 

35 34 
21 35 
56 69 

" 

Land Use C 
9 

" 47 

" 

Total 
70 
04 
m 
200 

Balance Demand 

IB=II 20% 10 
5% 1 

Internal Capture Rate 

CiIE:J 

14% I 
Demand 

I= 

Balanced 
I 2% 

Demand Demand 

Land Use C - ReslderiUal Uses Exll to External 

Entor 
Exit 

Total 
% 

Total Internal External c::JD 
10 1 9 <.;::=:::::i 

~: ~~ !~ => 
100% 19% 81% c:LJ 

Enter from External 



WEEKDAY PM PEAK HOUR TRIP GENERATION 
Land Use Intensity 
Land Use Unit Count Unit Type 

Shopping Center C:i"""".'"·~·;/fO ___ Oll_!_ square feet 
General Office , :\l~;i!)l square feet 

Restaurant { ~;l,Ja~·- square feet 
Single-Family r it}3{Q dwelling units 

Multi-Family :t;,))Jr~i.?tit)--Jt~ dwelH~g units 
Hotel ~-,b-:··:r.(,,:; 'S'.·-'·•csO occupied rooms 

Total Trip Generation of the Proposed Development 

Land Use 
PM Peak Hour 

Land Use Code In Out 
Shopping Center LUC 820 104 113 
General Office LUC 710 0 0 
Restaurant LUC 932 47 32 
Single-Family LUC 210 0 0 
Mulli-Farnlly LUC 230 45 22 
Hotel LUC 310 0 0 

Total Trips 196 167 

Total Trips to the Surrounding Roadway Network 

Trips 
PM Peak Hour 

In Out Total 
Total Trips 196 167 363 
Less 37% IC -72 -62 -134 
Total Trips 124 105 229 

New Trips to the Surrounding Roadway Network 

Trips 
PM Peak Hour 

In Out Total 
Total Trips 124 105 229 
Total Retail Trips 66 71 137 
Less 30% Pi:ISS-by -20 -21 -41 
Marina Trips 36 24 60 
Self Storage 1 2 3 
Total Trips 141 110 251 

Daily 
Total (2-Way} 
217 2,538 

0 0 
79 1,017 
0 0 
67 726 
0 0 

363 4,281 

Daily 
(2-Way) 

4,281 
-1584 
2,697 

Daily 
(2-Way) 

2,697 
1,599 
-480 
1,006 

30 
3,253 



29% I 
Demand 

Exit lo External Land Use B • Restaurant 

Internal Capture Calculat!on Summary Sheet 
WEEKDAY PM PEAK HOUR 

Exit lo External 

OD = = C]C) 

Enter 
Exit 

Total 
% 

Land Use A• Retail Uses 
Total lntemal External 
104 22 82 
113 35 78 
217 57 160 

100% 26% 7,1% 
Enter from External 

i 50% s2 

Balanced 

13 I 

External 

Demand 

Demand Balance Demand 

2e% I 29 
Demand 

" Balanced Balanced 
I 46% I 42% I 

Demand Demand 

Land Use C, Res!dentlal Uses Exit 10 Ext1'mal 
Total lnlamal C!CJ = = c::::JCJ 

Enter 
Exit 
Total 

% 

Talat 

" " 
Internal 

" " " =1 14% I 1 IEEII 13 16% 

External er::] 
21% I ;7= Enter 4o " " = 16% Exit " 1< 6 = rn 3e 41 

100% 48% 52% 
Enter from External 

Net External Trips for Multi-Use Development 
Land Use A Land Use B 

Enter 82 28 
Exit 78 13 

Total 160 41 
Single-Use Trip Gen. Es!. 217 79 

Land Use C 
rn 
8 

" 61 

Total 

'" es 
'21 
383 

Internal Capture Rato 

CJIB::J 

Total " % 100% " 2' 
61% 39% DD 

Enter from External 



Table 7.2a Adjusted Internal Trip Capture Rates for Trip Destinations within a Multi-Use Development 

Land Use Pairs 
Weekday 

AM Peak Hour PM Peak Hour 

From Office 0.0% 0.0% 

From Retail 4.0% 31.0% 

To OFFICE 
From Restaurant 14.0% 30.0% 

From Cinema/Entertainment 0.0% 6.0% 

From Residential 3.0% 57.0% 

From Hotel 3.0% 0.0% 

From Office 32.0% 8.0% 

From Retail 0.0% 0.0% 

To RETAIL 
From Restaurant 8.0% 50.0% 
From Cinema/Entertainment 0.0% 4.0% 
From Residential 17.0% 10.0% 

From Hotel 4.0% 2.0% 

From Office 23.0% 2.0% 

From Retail 50.0% 29.0% 

To RESTAURANT 
From Restaurant 0.0% 0.0% 

From Cinema/Entertainment 0.0% 3.0% 

From Residential 20.0% 14.0% 
From Hotel 6.0% 5.0% 

From Office 0.0% 1.0% 

From Retail 0.0% 26.0% 

To CINEMA/ENTERTAINMENT 
From Restaurant 0.0% 32.0% 
From Cinema/Entertainment 0.0% 0.0% 

From Residential 0.0% 0.0% 
From Hotel 0.0% 0.0% 
From Office 0.0% 4.0% 

From Retail 2.0% 46.0% 

To RESIDENTIAL 
From Restaurant 5.0% 16.0% 

From Cinema/Entertainment 0.0% 4.0% 

From Residential 0.0% 0.0% 

From Hotel 0.0% 0.0% 

From Office 0.0% 0.0% 
From Retail 0.0% 17.0% 

To HOTEL 
From Restaurant 4.0% 71.0% 
From Cinema/Entertainment 0.0% 1.0% 

From Residential 0.0% 12.0% 

From Hotel 0.0% 0.0% 



Table 7.1 a Adjusted Internal Trip Capture Rates for Trip Origins within a Multi-Use Development 

Land Use Pairs 
Weekday 

AM Peak Hour PM Peak Hour 

To Office 0.0% 0.0% 

To Retail 28.0% 20.0% 

From OFFICE 
To Restaurant 63.0% 4.0% 

To Cinerna/Er1tertainmenl 0.0% 0.0% 

To Residential 1.0% 2.0% 

To Hotel 0.0% 0.0% 

To Office 29.0% 2.0% 

To Retail 0.0% 0.0% 

From RETAIL 
To Restaurant 13.0% 29.0% 

To Cinema/Entertainment 0.0% 4.0% 

To Residential 14.0% 26.0% 

To Hotel 0.0% 5.0% 

To Office 31.0% 3.0% 
To Retail 14.0% 41.0% 

From RESTAURANT 
To Restaurant 0.0% 0.0% 

To Cinema/Entertainment 0.0% 8.0% 

To Residential 4.0% 18.0% 

To Hotel 3.0% 7.0% 

To Office 0.0% 2.0% 

To Retail 0.0% 21.0% 

From CINEMNENTERTAINMENT 
To Restaurant 0.0% 31.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 0.0% 8.0% 

To Hotel 0.0% 2.0% 

To Office 2.0% 4.0% 

To Retail 1.0% 42.0% 

From RESIDENTIAL 
To Restaurant 20.0% 21.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 0.0% 0.0% 

To Hotel 0.0% 3.0% 

To Office 75.0% 0.0% 

To Retail 14.0% 16.0% 

From HOTEL 
To Restaurant 9.0% 68.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 0.0% 2.0% 

To Hotel 0.0% 0.0% 



LEE COUNTY GENERALIZED 

SERVICE VOLUMES TABLE 



Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
Sept 2013 C'linput4 

Uninterrupted Flow Highway 
Level of Service 

Lane Divided A B C D 
1 Undivided 120 420 840 1,190 
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 Undivided • 140 800 860 
2 Divided • .260 1,840 1,960 
3 Divided * 410 2,840 2,940 
4 Divided • 550 3,840 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 • * 310 670 
1 Divided • • 330 710 
2 Undivided • • 740 1,460 
2 Divided • • 780 1,530 

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 

1,460 
1,530 

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. 



TRAFFIC DATA FOR PCS #8 FROM 

THE 2014 LEE COUNTY TRAFFIC 

COUNT REPORT 



2014AADT = 

Hour NB SB Total 

1.12% 0,66% 0.89% 

0.74% 0.40% 0.57% 

0.57% 0.27% 0.42% 

0.31% 0.20% 0.26% 

0.35% 0.30% 0.32% 

0.65% 0.76% 0.70% 

1.63% 2.61% 2.12% 

3.05% 5.45% 4.26% 

4.52% 8.71% 5.62% 

5.63% 7.21% 6.42% 

10 6.07% 7.08% 6.58% 

11 6.07% 7.15% 6.61% 

12 6.10% 7.12% 6.61% 

13 6.40% 6.88% 6.64% 

14 7.25% 6.71% 6.97% 

15 8,02% 6.85% 7.43% 

16 8.39% 6.88% 7.63% 

17 7.42% 6.76% 7.09% 

18 5.98% 5.93% 5.96% 

19 5.04% 4.71% 4.87% 

20 4.71% 3.53% 4.12% 

21 4.30% 2.77% 3.53% 

" 3.55% 1.94% 2.74% 

23 2.14% 1.12% 1.63% 

PCS 8- San Carlos Blvd (SR 865) south of Prescott St 

22,800 VPD 

Month of Year Fraction 

January 1.05 

February 1.14 

March 1.13 

April 1.11 

May 1.01 

June 0.95 

Joly 0.97 

August 0.86 

September 0.79 

Oc1ober 0.97 

Novembsr 1.01 

December 1.01 

Day of Week Fraction 

Sunday 0.97 

Monday 0.97 

Tuesday 0.95 

Wednesday 0.98 

Thursday 0.99 

Frlday 1.07 

Saturday 1.07 

Directional 
Factor 

AM I 0.64 I SB 

PM 0.55 I NB 

Design Hour Volume 
# Volume Faetor 

2088 0.092 

2062 0.090 

20 2033 0.089 

30 2013 0.088 

50 1991 0.087 

100 1948 0.085 

150 1921 0.084 

200 1901 0.083 

9.00% 

8.00% 

7.00% 

6.00% 

5.00% 

4.00% 

3.00% 

2.00% 

1.00% 

0.00% 

Hour of Day 

HH••~ - __ l

H-l--+-l-l--~~.'lif-;-,--~1-+-+-+-•-1-0- ~-~ 
1--H-l--J.-l-- f-.J -·!- - - --- e- - - ~ ~ -,,, l . , 
-- -·- -H--1-cJl;i'il '--1- I- - - - \ 
H-+-t-+-+f-1, 'f/_ I - -· - -+-tl-++-tl- ~ 'I; 

~ I .l-==~==~~ 
1234567891011UEM1516171819ID212223U 

~NB -.ll-SB Total 

'----------------------- ·------

~--------- -------------·- ··- ----------

1.5 
1.4 
1.3 
1.2 
1.1 

1 
0,9 
0.8 
0.7 
0.6 
0.5 

Month of Year 

·-----------
- ---

------------------

'-------------------- -·-----



TRAFFIC DATA FROM THE 2014 LEE 

COUNTY 1'RAFFIC COUNT REPORT 



Daily Traffic Volume (AADT) 
~ta• 

tion 

STREET LOCATION # 2005 2006 2007 2008 2009 2010 2011 2012 2.013 2014 ~ 

PINE RIDGE RD S OF SUMMERLIN RD 369 10600 10500 10100 10400 9700 9500 37 

PINE RIDGE RD N OF SUMMERLIN RD 368 5400 5600 5500 4700 5600 5200 4300 5000 37 

PINE RIDGE RD S OF McGREGOR BLVD 367 5600 6300 6000 5400 5900 5700 5500 5700 5600 4600 37 

PLANTATION RD S OF COLONIAL BLVD 328 4400 5800 8000 11500 45 

PLANTATION RD N OF DANIELS PKWY 370 8700 6700 9500 9800 11600 12400 45 

PLANTATION RD N OF SIX MILE CYPRESS 521 3200 3500 4200 3600 4000 4700 5500 45 

PONDELLARD E OF PINE ISLAND RD 373 15300 16600 12300 14100 13800 14400 34 

PONDELLARD E OF BETMAR BLVD 34 22600 24300 21900 19800 18200 18000 17800 17700 18000 19000 

PONDELLARD W OF BUSINESS 41 374 20000 21300 18700 15700 17700 19000 17500 17100 17100 34 

PRICHETTE PKWY N OF BA YSHORE RD 488 2000 2300 2000 1700 1500 64 

RANCHETTE RO S OF IDLEWILD ST 482 1400 2000 1400 1700 1500 45 

RICH RD E OF SLATER RD 489 1300 1800 1200 1000 900 34 

RICHMOND AVE SOFW9THST 377 1400 1900 1800 1600 1500 1500 6 

RICHMOND AVE SOFW14TH ST 375 1100 1300 1300 1200 1200 1200 8 

RIVER RANCH RD S OF CORKSCREW RD 466 1600 2500 3000 2700 2000 2000 25 

SAN CARLOS BLVD S OF PRESCOTT ST 8 27000 26200 23500 25000 22500 2160D 22300 22200 22500 22800 

SAN CARLOS BLVD N OF SUMMERLIN RD 379 17200 16400 15300 14500 15300 13700 

SAN CARLOS BL E0FUS41 423 5300 5100 5000 4500 4400 3700 15 



TRAFFIC DATA FROM THE 2014 LEE 

COUNTY CONCURRENCY REPORT 



PERFORMANCE 
2013100Ih EST 2014 100tt, FORECAST 

ROAD HIGHEST HR HIGHEST HR FUTURE VOL 

LOS CAPACITY cos VOLUME cos VOLUME cos VOLUME 

PALM BEACH BL (SR 

'"' 
11-75 SR 31 SW s 2,960 A 1,489 A 1,500 A 1,815 20100 

PALM BEACH BL (SR SR 31 BUCl<INGHAM RD 

'°' 
,co s 1,060 a 1.491 a 1,496 a 1,711 20200 

PALM BEACH BL (SR 

'"' 
BUCKINGHAM RO WERNER DR ''" s 2,940 A "" A '"' a 1,509 20300 

PALM BEACH BL (SR 

'"' 
WERNER DR JOEL BL ,w C 2,320 A sss A sss A 619 20330 

PALM BEACH Bl (SR 

"" 
JOEL BLVD HENDRY COUNTY LINE ,co C 2,320 A sss A ss, A sea 20400 

PALOMINO RD' DANIELS PKWY PENZANCE BL 2LU E "" C '"" C 209 C 226 20500 

PARK MEADOW OW SUMMERLIN RD US41 ,cu E "" C "' C '" C '" 20600 

PENZANCE BL' RANCHETTE RD SIX MILE CYPRESS PKWY 2LU E "" C '" C 100 C 1SS 20600 

Conalralned 111 part vie 

PINE ISLAND RD STRINGFELLOW BL BURNT STORE RD ''" E sso E sss E ""' E "" "0.63; Bridge under 20900 
construction 

PINE ISLAND RP (SR BURNT STORE RO CHIQUITA BL 
7S' 

,w C 2,160 A "" A SU A 62' 21000 

PINE ISLAND RD (SR CHIQUITA BL SANTA BARBARA BL 78. 
4CD C 2,160 ' 1,737 a 1,737 ' 1,737 21100 

PINE ISL.AND RD (SR 

78' 
SANTA BARBARA BL DEL PRADO BL 4CO C 2,180 a 1,828 a 1,828 ' 1,631 21200 

PINE ISLAND RD (SR DEL PRADO BL BARRETT RD 

'" 
4LD ' 2,160 A 1,085 A 1,086 A 1,086 21300 

PINE ISLAND RD (SR 
78' 

BARRETT RD US41 41.0 ' 2,160 A 1,085 A 1,085 ' 1,180 21400 

PINE ISLAND RD (SR 
78' 

us 41 BUSINESS 41 4CD E l,720 C 1,208 C 1,209 C 1,209 21500 

PINE RlDGE RD' SAN CARLOS BL SUMMERLIN RD 2LU ' 6SO C 4SS C 4S6 s see 21600 

PINE RIDGE RD SUMMERLIN RO GLADIOLUS BL 2LU E 6SO C "' C '" C '" 21700 

PINE RIDGE RD GLADIOLUS DR McGREGOR BL 2LU E '"' C "" C 2"4 C 264 21800 

PLANTATION RD SIX MILE CYPRESS PKWY DANIELS PKWY 2LU E sso C ,o; C '" C "' 21900 

PLANTATION RD DANIELS PKWY IDLEWILD ST 21.U E 6SO D sss 0 "'° F OS6 
Roundabout al Cry,ilal 22000 
Orin FY 14/15 

PLANTATION RD IDLEWILD ST COLONIAL BL ,co E 1,790 C "' C "' C "' 22050 

PONOELLARD PINE ISLAND RD (SR 78) ORANGE GROVE BL 4CO E 1,900 ' 61' ' '10 0 01' 22100 

PONOELLA RO ORANGE GROVE BL us 41 4LD E 1,900 ' 1.115 ' 1,115 ' 1,192 22200 

PONDELLA RO us 41 BUSINESS41 ,w E 1,UOO ' '"' a '"' ' 692 22300 

PRICHETT PKWY' BAYSHORE RD RJCH RO ,w E sso C " C " C '"' 22400 

RANCHETTE RD' PENZANCE BL IDLEW!LO ST 2LU E "'° C " C so C S9 22500 

RICH RD' SL.ATER RD PRITCHETT PKWY 2LU ' aso C 54 C ;; C 5S ,,soo 
RICHMOND AVE" LEELAND HEIGHTS BL F.12!h ST 2LU E "" C " C " C " 22700 

RICHMOND AVE' E 12th ST GREENBRIAR BL ,w ' sso C ss C " C " 22800 

RIVER RANCH RD' WILLIAMS RD CORKSCREW RO ,cu E """ C 62 C " C "' 22900 

SAN CARLOS BL (SR 
865\ 

ESTERO BL MAIN ST "' E 1,100 a 1,045 ' 1,046 a 1,053 
Constrained in patl vie 

23000 
"0.95 

SAN CARLOS BL (SR 
865\ 

MAlN ST SUMMERLIN RD ,w E 1,780 ' 1,045 ' 1,045 C 1,245 231D0 



TRAFFIC COUNT DATA FOR 

MAIN STREET 
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08:00 
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10:00 
11:00 
Lane 
Day 

AM Peak 
Vol. 

PM Peak 
Vo< 

Comb. 
Total 

04-May-09. 
EB WB. 

TR Transportation Consultants, Inc. 
13881 Plantation Road, Suite 11 

Fort Myers, FL 33912-4339 

-----·wed p,c,------5,,a1-
EB WB EB WB EB 

Page 1 

Site Code: beach 
Station ID: 

Latitude: O' 0,000 South 

Sun Week Average 
ES •• ____ W_B_ .• ___ EB •• __ 1/:f.8 __ _ EB ____ VJ§ - ---- - . -·-· -- -- --------· WB_EB WB_ -------···-
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TRIP GENERATION EQUATIONS 



TRIP GENERATION EQUATIONS 
COMPASS ROSE MARINA REZONE 

ITE TRIP GENERATION REPORT, 9th EDITION 

Land Use Weekday AM Peak Hour Weekday PM Peak Hour Daily (2-way) 

Residential T = 0.29 (X) + 28.86 T = 0.34 (X) + 15.47 
Condominium/fown.house T- 3.77 (X) + 223.66 

(LUC 230) 
(19% In/81% Out) (62% fn/38% Out) 

T. =. l'fumber of Trips, X = Number of Dwelling Units 

Park and Ride Lot wiB1ls 
T = 0.82 (X) - 31.49 T = 0.62 (X) + l.35 

Service (79% ln/21 % Out) (25% In/75% Out) 
T = 4.04 (X) + 117.33 

(LUC 090) 
T = Number of Trips, X = Parking Spaces ------

Mini-Warehouse T = 0.14 (X) - 2.06 T =0.19 (X) 
T = 1.65 (X) 

(LUC 1511 (52% In/48% Out) (53% fn/47% Out) 

T = ~umber of Trios, X = l ,000's of square feet of Gross Floor Arca (GF A) 

High-Turnover (Sit-
T=10.81(X) T =9.85 (X) 

Down) Restaurant 
(55% !n/45% Out) (60% ln/40% Out) 

T = 127.15 (X) 

(LUC 932) 
T = Number ofTrips, X = 1,000's of square feet of Gross Floor Area (GF A) 

Shopping Center L11 (T) = 0.61 Ln (X) + 2.24 ln (T) = 0.67 Ln (X) + 3.31 
Ln (T) = 0.65 Ln (X) + 5.83 

(LUC 820) (62% ln/38% Out) (48% In/52% Out) 
T - Number of Trips, X = 1,000's of square foet of Gross Leasablc Area (GLA\ 

Marina T = 0.08 (X) T=0.19 (X) 
T = 1.89 (X) + 410.80 

(LUC 420) (33% fn/67% Out) (60% fn/40% Out) 

T = Number of Trios, X = Number ofBe1ths 

.. 



#\eeCounty !!I Jou tfiwes{ <"Flori?&, 
llOARO OF COUNTY COMMISSIONERS 

John E. M;;inning 
Disi!'icl One 

Cecil L P!'::ndergr,;sr;. 
District T w<J 

Lariy KH,er 
O/$[f/Ct T/)NH' 

Brian Hamma11 
Dlstrici' Fc.ur 

Frank Mann 
fJ/!itric(· Plve 

Rl1ger DesJBtlais 
County MaMget 

Rfclw,rd Wm. W~sc.11 
County Attorncry 

Donna 1\11<1rie Collins 
H~<1ring r:~·eminer 

June 16, 2015 

James [nk 
lnkwerks Coastal Design 
2055 West First Street 
Port Myers, FL 3390 I 

RE: Potable Water and Wastewater Availability 

Writer's Direct Dial Number: (239) 533-8532 

Bay Harbour Marina Village MPD, I 195 main Street, Fort Myers Beach 
STRAP #s :19-46-24-00-00005.0200, 19•46-24-05-00000.0130, 19-46-24-05-00000.0150, 

19-46-24-00-00004.0000, l9-46-24-00-00004.0030, 19-46-24-00-00003.00IO, 
19-46-24-00-00001.0000,, 

Dear Mr. lnk: 

The su'1_ject properties are located within Lee County Utilities Future Service Area as depicted on Maps 6 
and 7 of the Lee Couoty Comprehensive Land Use Plan. Potable water and sanitary sewer lines are in 
operation adjacent to the property mentioned above. However, in order to provide service to the subject 
parcels, developer funded system enhancements such as line extensions will be required. 

Your finn bas indicated that this project will consist of l 05 multi-family residential units, 200 storage units, 
40 seat restaurant, 315 marina slips, and a ship store with an estimated flow demand of approximately 
42,130 gallons per day, Lee County Utilities presently has sufficient capacity to provide 
potab1e water and sanitary sewer service as estimated above. 

Availabilicy of potable water and sanitary sewer service is contingent upon final acceptance of the 
Infrastructure to be constructed by the developer, Upon completion and final acceptance of this project, 
potable water service will be provided through our Green Meadows Water Treatment Plant. 

Sanitary sewer service will be provided by our Fort Myers Beach Wastewater Treatment Plant. The Lee 
County Utilities' Design Manual requires the project engineer to perform hydraulic computations to 
dctcnnine what impact tWs project will haw on our existing system. 

TWs is only a letter of availability of service and not a commitment to serve. Lee County Utilities will 
commit to serve only upon receipt of all appropriate connection fees, a sig11ed request for service and/or an 
executed service agreement, and the approval of all State and local regulatory agencies, 

Frnther, this letter of availability of Water and Wastewater service is for re-zoning for tWs project g.!l!x. 
Individual letters of availability will be required for obtaining building perm.its, 

Sincerely, 

LEE COUNTY UTILITlliS 
,,._,,, ( 

,-J1!,,µ,1 '-J?/ c..~ 

Mary McCorm.ic 
Technician Senior 
UTILITJES ENG!NEERJNG 

V!AEMAlL 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239} 533~2'111 
Internet adcrress http://www.lee-county.com 

AN EOUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 
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LEE COUNTY UTILITIES 
REQUEST FOR LETTERS OF AV AJLABJLITY 

To: Mary Mccormic 
Utilities' Senior Engineering Technician 

DATE: JUN£ 121 2015 

FROM: JAMES INKP.E. 

FIRM: INKWERKS COASTAL DESIGN 

ADDRESS: 2055 WEST FIRST STREET 

ADDRESS: FOJI.T MYERS, FL 33901 • 

PHONE#: (239)334-2450 FAX: (239)334-0278 

E-MAIL ADDRESS: JAMESINK@!INKWERKS,NET 

Plto,TECT NAME: BAY HARBOUR MARINA VILLAGE Ml'D 

PROJECT ID (IF APPUCAULt): 

STRAP#: SEE ATTACHED LIST 

LOCATION/SITE ADDRESS: 1195 MAIN STREET, FORT MYERS BEACH, FL33931 

PURPOSE OF LETTER: 

D DEVELOPMENTORDERSUBMITTAL D FINANCING D EFFLUENT REUSE 

0 PERMITTING OF SURFACE WATER MANAGEMENT (SOUT!l FLORIDA WATER MANAGEMENT D!STIUCT) 

@ OTHER: (PLEASE SPECIFY) MAP CHANGE & REZONING 

PLANNED USE: 

@ COMMERCIAL O INDUSTRIAL 

D OTHER: (PLEASE SPECIFY)_ 

PLANNED# OF UNITS/BUILDINGS: US 

@ RESIDENTIAL• (• SINGLE-FAMILY IZJ MULTI-FAMILY) 

TO1"AL SQUARE FOOTAGE (COMMERCIAL/INDUSTRIAL) __ 

AVERAGJ!; ESTTh-lATED DAILY FLOW (GPD): 42,130 (iZJWATER IZJ WASTE-WATER O REUSE} 

PLEASE SHOW CALCULATION USED TO DETERMINE AVERAGE ESTIMATED DAILY FLOW (GPD} PERCRlTERIA 

SET FORTH !NLEE COUNTY UTJLCT'IES OPERATIONS MANUAL, SECTION 5.2: SEE ATTACHED 

Please e-mail the completed form at mcrnrmrnm(1j2!e1,wrv.cnm . If you are unable to e-mail the 
completed fonn, please fax to (239) 485-83 l l. If you should have any questions or require. assistance, 
please feel free to call our office at (239) 533-8532, 

C:\Use,s\madflatter\Desktop\Current Projects\! l5017 San Carlos MPD\Documents\Lee Couniy\LCU\02. Request for Letter of 
A ..... :1..,.1..:1:~. ,c ,., 1..::.'. .-1~ .... 



Bay Harbour Marina Village MPD 
Southern Comfort Storage, LLC (Owner) 

Property Identification 

• 19·46-24-00-00005.0200 1195 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000,0130 1185 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000.0150 19230 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24·00-00004.0030 19170 Seaside Drive, Fort Myers Beach, FL 33931 
• 19·46·24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24·00·00001.0000 1135 Main Street, Fort Myers Beach, FL 33931 

Estimated Proposed Sewage Flow 
Per 64E-6.008 FAC 

Use Units Gallons/day/unit Total Flow 

Residential (2 bed) 44 200 8,800 gpd 
Res (3bed) 66 300 19,800 gpd 
Res (3 bed townhome) 5 300 1,500 gpd 
Restaurant (16hrs/day/seat 250 40 10,000 gpd 
Storage (unit) 200 1 200 gpd 
Marina ( slips- estimated flow) 315 4 1,260 gpd 
Shipstore (per 100 sqft) 38 15 570 gpd 

Total 42,130 gpd 
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Mccormic, Mary 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Mary 

James Ink Uamesink@inkwerks.net] 
Friday, June 12, 2015 2:20 PM 
Mccormic, Mary 
Availability Request 
115017 LCU request for avail 6-12-15.pdf 

I hove attached the request for availability for the new version of Compass Rose Marino. The 
Marina pal't remains the same as currently approved, but we are going to do a Comp Plan 
amendment and zoning to add residential and commercial uses. 

Thanks 

Jim 

NOTE: 

The information transmitted is intended solely for the individual or entity to which it is addressed and may 
contain confidential and/or privileged material. Any review, retransmission, dissemination or other use of or 
taking action in reliance upon this information by persons or entities other than the intended recipient is 
prohibited. If you have received this email in error please contact the sender and delete the material from any 
computer, 

werks 
2055 West First Street, Fort Myers, Florida 33901 

Tel: (239) 334-2450 Fax: (239) 334·0278 
jarnesinls_@lnkwerks. nel: 

1 



Captain Ron Martin 
Fire Marshal 
Fort Myers Beach Fire District 
100 Voorhis St 
Fort Myers Beach, FL 33931 

Coastal Design 

Re: Bay Harbour Marina Village MPD ~ Comprehensive Plan Amendment Change 

Dear Captain Martin: 

June 9, 2015 

I represent the owners of 1195 Main Street, Fort Myers Beach, FL 33956, commonly known as 
Compass Rose Marina. We are preparing a submittal to Lee County for a land use map change 
and rezoning to introduce additional uses to the redevelopment of the Marina. Upon completion 
of the project the project will have the following development pattern: 

• 286 boat dry storage slips (currently approved) 
• 29 boat wet slips (currently approved) 
• 113 Residential Units (proposed with 38 to be work force housing) 
• 22,000 square feet of general commercial 
• 8,000 square feet for restaurant 
• 12,000 square feet of Indoor self-storage 
• Elevated Parking garage with 200+ public use spaces for beach park and ride 

A requirement of this process Is a letter from your agency indicating that there will be adequate 
facilities and/or service to serve the Increase demand. Attached Is a locatfon map. At your 
earlier convenience please forward a letter to our office verifying adequate service for this 
project. If you have any questions or require additional Information please feel free to contact 
me. 

James M Ink 

I I I I I I l I 
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Bay Harliou1· Marina Viilage MPD 
Southem Comfort Storage, LLC (Ov,n,er} 

• -,,_,·, • .i,,:.;,4.r"•U" -ou· flQ•',,,Q·L.·•u' u· _,. ,,,, ,,,.·1r· C:t·1•e.," ""c rt ',,, ,,.- s ·a·', n ·, Ot,)'? ,, :, ·,:v ,__ V ,.,, - - .,~.t..J,) l''f"". ! .....,.~ ,-~'r 1} l i'of ... -!,,:, .e Ll11 ~·-~.;, ~..,; ... •~.1.1 

• J.9·-46-24-0S·00000.0130 .185 Main SJ·reet, Fort Myers Beach, FL 33931 
" 19-46-24-05-00000,0150 19230 Seaside Drive, Fort Myers Beach. FL 339.31 
., 19·"'6·2-"·00-00004.0000 19210 Seaside Drive, Fo!t r--·\yers Beach, FL 33931 
.. 19-46·24-00-00004.0030 19170 Seas;de D,ive, Fort Myers Beach, FL 33:931 
• 19-46·1• ·00-()(){)03.00l.O U.45 Main Street Fort H11ers 6eacn,- Fl 33931 
• i.9·46-24-00·00001..00GO 1135 Main St,eet, fort M1•ers 8eactL fl .. 33931. 



j~ werks I 

(~ ----~ 
SAN CARLOS ISLAND 

2055 W EST F~ST STREET 
FORT Mvm&. FLORIDA 3390 I 

TEI..; 123~1) 334-2450 
FM' (::!:19) 3~4-0278 

E·t.lAIL: JAMI .S,INH~INl{Wl."ICKZ.MCT 

LOCATION MAP • SAN CARLOS ISLAND 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, FT MYERS BEACH 33931 

SCALE l" ~ 1000' 

JOB#: 115017 

DATE: 6.2015 

EXHIBrr: 1 
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Coastal Design 

Scott Tuttle 
Deputy Director - EMS Chief 
Lee County EMS 
14752 Six Mile Parkway 
Fort Myers, FL 33912 

June 9, 2015 

Re: Bay Harbour Marina Village MPD - Comprehensive Plan Amendment Change 

Dear Mr. Tuttle: 

I represent the owners of 1195 Main Street, Fort Myers Beach, FL 33956, commonly known as 
Compass Rose Marina. We are preparing a submittal to Lee County for a land use map change 
and rezoning to Introduce additional uses to the redevelopment of the Marina. Upon completion 
of the project the project will have the following development pattern: 

• 286 boat dry storage sllps (currently approved) 
• 29 boat wet slips ( currently approved) 
• 113 Residential Units (proposed with 38 to be work force housing) 
• 22,000 square feet of general commercial 
• 8,000 square feet for restaurant 
• 12,000 square feet of indoor self-storage 
• Elevated Parking garage With 200+ public use spaces for beach park and lide 

A requirement of this process is a letter from your agency indicat ing that there will be adequate 
facilities and/or service to serve the Increase demand. Attached is a location map. At your 
earlier convenience please forward a letter to our office verifying adequate service for this 
project. If you have any questions or require additional information please feel free to contact 
me. 

My good will and respect, 

James M Ink 

VI ' I 
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SAN CARLOS ISLAND 

SCALE 1" = 1000' 

LOCATION MAP - SAN CARLOS ISLAND JOB#: 115017 
2055 WEST F IRST STRF.E1 

Fo"+!t1~~t~~~~~90
' BAY HARBOUR MARINA VILLAGE DATE: 6.2015 

FN<: (239) 334-0278 
E•MAIL.! J AMl:SIN,l(~ INK\vr.n1<S.l lEr 1195 MAIN ST, Fr MYERS BEACH 33931 EXHIB IT: 1 



Bay Harbour Marina Village MPD 
Southern Comfort Storage, LLC (Owner) 

Property Identification 

• 19·46-24-00-00005.0200 1195 Main Street, Fort Myers Beach, FL 33931 
• 19·46-24·05-00000.0130 1185 Main Street, Fort Myers Beach,. FL 33931 
• 19-46-24-05-00000.0150 19230 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46·24-00-00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46·24·00·00004.0030 19170 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
• 19-46·24-00-00001.0000 1135 Main Street, Fort Myers Beach, FL 33931 



Keith Howard 
Deputy Director 
Lee County Solid Wast.e 
10500 Buckingham Road 
Fort Myers, FL 33905 

CoastaJ Design 

Re: Bay Harbour Marlna Village MPD - Comprehensive Plan Amendment Change 

Dear Mr. Howard: 

June 9, 2015 

I represent the owners of 1195 Main Street, Fort Myers Beach, FL 33956, commonly known as 
Compass Rose Marina. We are preparing a submittal to Lee County for a land use map change 
and rezoning to Introduce additional uses to the redevelopment of the Marina. Upon completlon 
of the project the project will have the following development pattern: 

• 286 boat dry storage slips ( currently approved) 
• 29 boat wet slips (currently approved) 
• 113 Residential Units (proposed with 38 to be work force housing) 
• 22,000 square feet of general commercial 
• 8,000 square feet for restaurant 
• 12,000 square feet of indoor self-storage 
• Elevated Parking garage with 200+ public use spaces for beach park and ride 

A requirement of this process is a letter from your agency Indicating that there will be adequate 
facflitles and/or serv.ce to serve the increase demand. Attached Is a location map. At your 
earlier convenience please forward a letter to our office verifying adequate servfce for this 
project. If you have any questions or require additional information please feel free to contact 
me. 

My good wlll and respect, 

( 

James M Ink 

I I• 'Y' I I 11 J, i I, 11 

I I t ' I 1 1 • '" 

I ! I I 

i 
I 

I 

I 
/. : 



l~ werks I 

SAN CARLOS ISLAND 

2055 wcsr F inst $ TRr.ET 
FOITT 1-iVr:Rr<, FLORIDA 3390 I 

Tn _ <:.!.:t9> 33•1·2450 
FNC: (239) 33•-0278 

l!-MA1L.: IAMl:.S !fl~e 1Ht<Wl\lll{f1 ,.,rr 

LOCATION MAP - SAN CARLOS ISLAND 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, FT MYERS BEACH 33931 

SCALE l" = 1000' 

JOB #: 115017 

DATE: 6.2015 

EXHIBIT: 1 



Bay Harbour Marina Village MPD 
Southern Comfort Storage, LLC (Owner) 

Propeli.y Identification 

• 19-46-24-00-00005.0200 1195 Main Street, Fort Myers Beach, FL 33931 
• 19-46·24·05·00000.0130 1185 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000.0150 19230 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00·00004.0030 19170 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-00-0000L0000 1135 Main Street, Fort Myers Beach, FL 33931 



Anna Blelawska 
Planner 
Lee Tran 
3401 Metro Parkway 
Fort Myers, FL 33901 

June 16, 2015 

Re: Bay Harbour Marina Village MPD - Comprehensive Plan Amendment Change 

Dear Ms. Bielawska: 

I represent the owners of 1195 Main Street, Fort Myers Beach, FL 33956, commonly known as 
Compass Rose Marina. We are preparing a submittal to Lee County for a land use map change 
and rezoning to Introduce additional uses to the redevelopment of the Marina. Upon completion 
of the project the project will have the following development pattern: 

• 286 boat dry storage slips (currently approved) 
• 29 boat wet stlps (currently approved) 
• 113 Residential Units (proposed with 38 to be work force housing) 
• 22,000 square feet of general commercial 
• 8,000 square feet for restaurant 
• 12,000 square feet of Indoor self-storage 
• Elevated Parking garage with 200+ public use spaces for beach park and ride 

Please note that a major component of thfs project Is a proposed park and ride public garage. 
We are very Interested in adjusting the trolley route to service this structure. 

A requirement of this process is a letter from your agency Indicating that there will be adequate 
facilities and/or service to serve the Increase demand. Attached Is a location map. At your 
earlier convenience please forward a letter to our office verifying adequate service for this 
project. If you have any questions or require additional information please feel free to contact 
me. 

My good will and respect, 
-7 

'1 11 • 1 1/ 1, ,' I 

I I 
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SAN CARLOS ISLAND 

2055 WEsr FIRST STREET 
FORT MVEHS, FLORIDA 3390 I 

TEL: (;~3D) 334·2450 
FAA: (239) 334-0278 

E·MAIL'. JAM£Slt~K(-i'INKWE:lll\S Nla'I 

LOCATION MAP - SAN CARLOS ISLAND 

BAY HARBOUR MARINA VILLAGE 

1195 MAIN ST, FT MYERS BEACH 33931 

SCALE 1" = 1000' 

J OB#: 115017 

DATE: 6.2015 

EXHIBIT: 1 
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Bay Harbour Marina Village MPD 
Southern Comfort Storage, LLC (Owner) 

Property Identification 

• lS-46-24-00-00005.0200 1195 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000.0130 1185 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-05-00000.0150 19230 Seaside Drive, Fort Myers Bea.ch, FL 33931 
• 19-46-24-00-00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00004.0030 19170 Seaside Drive, Fort Myers Beach, FL 33931 
• 19-46-24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
• 19-46-24-00-00001.0000 1135 Main Street, Fort Myers Beach, FL 33931 



THE SCHOOL DISTRICT OF LEE COUNTY 
285S COL.ONl/\1 .. BLVD. • FORT MYERS, FLORIDA 33966 • WWW.LEESCHOOLS,NET 

[JA\NN HtJF'F 
LONG I {ANGE r''LANNl:in 

DAWNMI rU1!!:'L.!:.:"t:SCHOOLG.MIT 

June 16, 2015 

James Ink 
lnkwerl1s-Coastal Design 
2055 West First SI 
Fort Myers, FL 33901 

RE: Bay Harbour Marina Village MPD 

Dear Mr. Ink: 

CATI-ILE;Et•I O'PAN!EL MORGAN 
CH,-.lr~MAM, CllSJT~1c·1· 0 

5 f'EVE.N K. TEUBEH 
ViCE Cli/>,IRMP.N, DISTRICT 4 

MAfH'f"ISCHER 
f)l5rRIGT l 

JFANN[ S. DO'ZlCR 
DISTRICT 2 

PAMF:t.r\ [ 1, LARl',,'!(Rl" 
DISTH1CT5 

NANCY ,J, GRI\HAM, Fo.D 
l.~1JPl'.'HINTL'NOEH1 

KEITH 8. MARTIM. [SQ. 

BoAlm l\TTORf~FY 

This letter is in response to your request for comments date June 9, 2015 for the Bay Harbour 
Marina Village MPD in regard to educational Impact, The project is located in the South Choice 
Zone, S-4, 

The developer's request states there is a posslbillty of 113 dwelling units but does not clarify as 
to the type. For the purpose of calculating the number of students generated, single-family will 
be utilized. With regard to the interlocal agreement for school concurrency the generalion rates 
are created from the type of dwelling unit and furtl1er broken down by grade level. 

For single-family, the generation rate Is .295 and further broken down into the following, .147 for 
elementary, .071 for middle and .077 for high. A total of 34 school-aged children would be 
generated and utilized for the purpose of determining sufficient capacity 1o serve the 
development 

The Concurrency Analysis attached, displays the impact of this development Capacities lor 
elementary and middle seats are not an issue Within the Concurrency Service Area (CSA}. For 
high school, the development adds to the projected deficit for the CSA, however, there are 
sufficient seats available to serve the need within the contiguous CSA 

Thank you for your attention to this Issue. If I may be of further assistance, please me at 
239-337-8142, 

Since rely, 

Dawn Huff, 
Long Range Planner 

-··-·--- ---------------------------------
VISION: To BE/\ WORLI.J--c:ui...ss SCHOOL SYSTEM 



LEE COUNTY SCHOOL OISTR.ICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING ALITliORITV 
NAME/CASE NUMBER 
OWNER/AGENT 

ITEM DESCRIPTION 

LOCATION 
ACRES 
CURRENT FLU 

CURREtfl' ZONING 

PROPOSED DWELLING UNITS BY 
TYP£ 

STUDENT GE NEJIATION 
Elementary School 
Middle School 
Hlgti School 

CSA SCHOOL NAME 2018/ 19 
South CSA, Elementary 
South CSA, Middle 
South CSA, High 

Prepared by: 

Loe School District 
0ay lfarbour Marina VIiiage MP0 

Crlrnson Main Street Marina u.c 
various arnend1rnmL<.; atl lmracts in Snutt, t.SA, sub area S4 

W11st of San Carlos l)lvd & north of Main St 
1.8 

lndustri31 0evcloprne nl OD) 
Li8ht Industrial {IL) 

Sl1111le Famtly Multi Famllv Mobile Home 
113 0 0 

Student Generation Ratet 

SF MF MH 
0. 147 

0.071 
0.077 

S<iufcO: Le«Counly Sc.hool Dl~t,k.f, Ju11 r, UJ, 2015 ft-Ut'T 

CSA Proje<ted CSA Available 
CSA capacity (11 Enrolimcnt (21 Ci!p~clty 

12,413 10 768 1645 
5,621 5,325 296 
7070 7,550 -480 

ProJec:-ted 
Students 

16.61 
8.02 

8.70 

Projected 
IITIJ18Cl of 
ProJoc:t 

l7 
8 
9 

Ad.Jacent CSA 
Available LOSlsl-00% Available 

Capacity Perm i'ISl-f Cilpacity 
W/lmpact Capacity w/lm11~ct 

1,628 87'6 
288 95% 

-489 1079' 

(ll rr.,menen, Cob~cl,v M tlnllnod lo 111, 1n10,1:>r.,1 Ae;rr.em~t1t ~•d bdoot•d In the r.,o (51 ven,a ol 1t,o Sctiool Olstrfc'l's Flvn Venr Pl~n 

(21 Pfojeru:id Enrollmnn1 1101 th~ 11v, ISi ·10,rs .~, lhe School atstnc1•, Flv~ Vw PIM plu> Qfff re~ tved capacity (do,tfo/,mtnt hi!~ ,•,lid 
lmdlna <>f Ci111l1Clty I 

(3) Av. ll•bla Mlactnt CS/\ <io•<ir,, I> 111til11<1 to odl,'Kmlcycrltorill ,,. ouUlnr.11 In th, lnWlo<al Ag•~~m• nl ~nd th<' School Dlstrlct' I 
Srhool Concum~ncv Mt1f')iJ1tl 

Dawn H1,1ff, I ong flange Planner 
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MAP INFORMATION SOURCE: FFWCC FLCCS FINAL REPORT 12,31,2009 

il>werks 
2055 W EST I· IRS( S 11C£ll 

FonT MYLPS, FLORIDA 3390 I 
TeL.: (230> 334-2450 
FAX: (239) 334-0278 

E-MAIL: JAMESIN/\@IIIK\YE:fO(S Nl:'.1" 

FLUCCS MAP 

BAY HARBOUR MARINA VILLAGE 
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SCALE 1" = 200' 
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Florida Land Cover Classification System 

FINAL REPORT 
December 31, 2009 

State Wildlife Grant 
SWG T-13 (F\\'RI Grant#6325) 

Project Investigator: Dr. Robert Kmvula 

Center for Spatial AnBlysis 
Fish and W il<lli fe Research Institute 

Florida Fish and Wildlife Conservation Commission 
Tallahassee, Florida 



substrate, or the biological composition of the resident community is substantially 
different from the character of the substrate or community as it existed prior to human 
inilllence. (XYNH!'l 

17IO Mowed Grass 

15 

These are non-,;rbnn upland communities 1Yhern the predominant vegetativB cover is very 
low growing grnsses and forb.s. This very eariy succes,ional categc,ry inclndes all sites 
with herbaceous vegetation dming the time period between bare ground, and the shrub 
and br~sh stage. It also inctutles areas that may be maintained in this stage through 
periodic mowing, such as along dikes or le,ee~, 

1711 Vegetative Benn 

1712 Highway Rights of Way 

1720 Urban 

Consists of areas of intensive use with much of the land occupied by man-made 
~trucmres, !ncluded in this category are cWc~. towns, villages, strip developments along 
highways such areas as those occupied by malls, shopping centers, .indus!rial and 
commercial complexes and :in,titutions that may, in some instances, are isolated from 
urban areas. (FLUCCS) 

1721 Low Structure Density 

Lessthan two d"•elling units per acre, Areas of low imensily residential lsnd use 
(generntly less than one dwelling unit per five acres}, such as fa,msteads, will be 
incorporated in other categories to which they relate. However, rural residential and 
recreational type subdivisions will be included in the Residential category since this land 
is almost entirely committed to residential use even :hough it may it1dude forest or range 
l)pes. ffLVCCS) 

1721 I Open Land 

Includes 1111devetoped land withi.n urban areas and inactive land with street patterns but 
without structures. Open Land normally does not exhibit any structures or any indication 
of intended use, Often, urban inactive land may be in a transitional state and ultimately 
will be developed into one of the typical urban land uses although at the time of the 
invent,~ry, the intended use may be impossible to de1em1ine. ffLUCCS) 

17212 SlrnNures 

Stmci'ures within low d,msity urhan areas. 
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Lee County. Florida 

Natural vegetation consists of American mangrove, 
black mangrove. and needlegrass. 

This soil has moderate potemial tor range plant 
production. Saltwater marshes are on leve! sites where 
tidal riow of saltwater and brackish water have a 
significant effect on plant compos,tion. When in good or 
excellent condition, the saltwater marsh is dominated by 
srnoolh cordgrass, marsnl1ay cordgrass, seashore 
saltgrass, and numerous other grasses and !orbs, These 
grasses and !orbs provide high levels of palatable Image 
for livestock grazing Good grazing and burning 
management is required to maintain these sites in their 
most desirable c'.>ndition. This Wul!ert soil is in the Salt 
Water Marsh range site. 

This soil has severe limitations for urban development 
and recreational uses. It is not suitable for cultivated 
crops, pasture grasses, citrus, or woodland. The flood 
hazard and high salt and sulfur content are iimllalions to 
these uses. 

This soi! is in capability subclass Vlllw. 

24-Kesson fine sand. This is a nearly level, very 
poorly drained soil in broad tidal swamps. Areas are 
subject to tidal flooding. Slopes are smooth and range 
from o to 1 percent. 

Typically, the surface layer is about 6 inches of sand 
that ccntains shell fragments. The underlying layers are 
fine sand that contains shell fragments. and they extend 
to a depth of 80 inches or more. The upper 4 inches is 
pale brown, the next 3 Inches is light brownish gray, the 
next 25 inches is light gray with dark gray streaks, and 
lhe lower 42 inches is white. 

Included with this soil in mapping are areas of Captiva 
and Wulfert soils and soils that have o,ganic surface 
layers. Also included are soils that have loamy material 
throughout. Included soils make up about 1 Oto 15 
Jlercenl of any mapped area. 

The water table fluctuates with the tide. 
The available water capacity is low. Natural fertility is 

low. Pe,rmeabilil':I is moderately rapid or rapid. 
Natural vegetation consists of black mangrove, batis, 

o~eye daisy, and American mangrove. 
This soil has severe limitations for urban development, 

and It is poorly suited for cultivated crops, pasture 
grasses, citrus, and woodland because of the flood 
tiazard and high salt and sulfur content. 

This Kesson soil is in capability subclass Vlllw. 

25-St. Augusalne sand, organic substralum-Urban 
land complex. This map unit consists of nearly level St. 
Augustine sand, organic substratum, and areas of Urban 
land. The areas of the St. Augustine soil and of Urban 
land are so intermingled that It was not practical to map 
them separalely at the scale used for mapping. The 
mapped areas range from about 10 to 'IOO acres. 

About 50 to 65 percent oi each mapped area is St. 
Augustine sand, oryanlc substratum, and about 20 to 35 

23 

percent is Urban land that is covered by houses and 
other buildings and streets and other forms of pavement 
The remainder of the mapped area consists of canals. 

The St Augustine soii is in marshes and mangrove 
swamps. It consists of gray to pale brown sand, with 
about 25 percent multicolored shell lragmenls, overlying 
organic layers. Slopes are smooth to slightly convex and 
range from O to 2 percent 

St Augustine sand, organic substratum, does not have 
an orderly sequence of soil layers in the fill mat,arial 
above the organic subst,alum. The layers are a variable 
mixture ot sands and muiticolored shell fragment&. 
Thickness of the !ii! material ranges from about 28 to 68 
inches. Typically, the mateJ"ial is about 51 inches of 
mixed dark gray, dark grayish brown, grayish brown, and 
gray sand and about 25 percent mullicoiored shell 
!r~gments. Below that, to a depth of 80 inches or more, 
there is dark reddish brown compressed muck, 

Included in this com~•lex are small areas of Kesson 
soils and areas where the fill material is less than 20 
Inches thick over the organic substratum. Also included 
are areas where the fill material is high in salt content or 
contains fragments of a former subsoil. In several 
included areas there are no buildings or other urban 
structures. Inclusions make up less than 15 percent of 
most mapped areas. 

The depth to the water table varies with the amount of 
fill material and the extent of artlticial drainage within any 
mapped area. Howevel', in most years, the water table is 
24 to 48 inches below the surface of the fill material for 
2 to 4 months. it is below a depth of 48 inches durino 
extended dry periods. 

The avallabIe water capacity is tow in the fill material 
and high in the underlying organic material. Perrrleabillty 
is estimated to be rapid. Natural fertility is low. 

Most of the natural vegetation has been removed. 
There are scattered weeds in vacant lots. The soi! is 
poorly suited to most plants unless topsoil is spread over 
the surface to make a suitable root zone. 

The soil has severe limitahons for most kinds of 
community developmert and related uses. The 
underlying organic material can cause subsidence 
problems. The rapid permeability and high water table 
could cause pollution of canals or ground water in areas 
with septic tank absorption fields. 

This complex was not assigned to a capahilily 
subclass. 

26-Plneda fine sand. This is a nearly level, poorly 
drained soil on sloughs. Slopes are smooth to slightly 
concave and range from O to 1 percent. 

Typically, the surface layer is black fine sand about 1 
inch thick. The subsurface layer is very pale brown fine 
sand about 4 inches thick. The upper part of the subsoil 
is browrns,'1 yellow fine sand about 8 inches thick. The 
next iO inches is strong brown fine sand. The next 6 
inches is yellowish brown fine sand. The next 7 inches is 



38 

omer grasses and torbs. These grasses and !orbs 
provioe a high level of palatable torage for livestock 
grazing. Good grazing management and burning are 
reg,;ired to maintain these sites in !heir most desirable 
condition. This Isles soil is in the Salt Water Marsh range 
site. 

This soil has severe limitations for urban and 
recreational uses, and it is not suitable for cultivated 
crops, pasture grasses, citrus, or woodland because of 
the tidal ilooding and high content of sodium and sulfur. 

This Isles soil is in capability subclass Vlllw. 

57-Boca fine sand, tidal. This is a nearly level, 
poorly drained, saline soil that is subject to Mal flooding. 
II is in coastal tidal areas. Some areas are now artificially 
drained and are subjected to tidal flooding only on rare 
occasions. Slop,,s are concave and less than 1 percent. 

Typically, the surface layer is dark grayish brown fine 
sand about 5 inches thick. The subsurtace layer is 12 
inches of right gray fine sand with very dark gray and 
dark gray mottles. The subsoil is about 15 inches thick. 
The upper 9 inches is very dark grayish brown fine sand 
with dark gray and brown mottles. and the lower 6 
Inches is gray fine sandy loam with dark yellowish brown 
and yellowish brown mo1tles and iron concretions in the 
lower 4 inches, A hard, fractured limestone ledge and 
boulders are at a depth of 32 inches. 

lr1cluded with this soil in mapping are small areas of 
Boca, Hallandale, and Wabasso soils in similar positions 
and Isles soils in slightly lower positions. Included soils 
make up about 15 percent of any mapped area. 

In most years, under natural condilions, the water 
table is witriin 10 inches of the surface tor more than 6 
months. 

The available water capacity is low in the surface and 
subsurface layers and the upper part of the subsoil and 
medium or high in the lower part of the subsoil. Natural 
lertility is very tow because of the excess sodium 
throughout the profile. Permeability is rapid in the surface 
and subsurface layers and the upper part of the subsoil 
and modera1e in the lower part ol the subsoil. 

Most of the acreaoe of this map unit remains In na1ural 
vegetation of buttonbusl1, sea daisy, seashore saltgrass, 
saitworl, scattered black and white mangrove, Brazilian 
pepper, and scattered cabbage palm. Some areas have 
beer, cleared and are being converted to residential and 
recreational uses. 

This soil is not suitable for cultivation because of 
excess salts. 

This soil has moderate pctential for range. Saltwater 
marshes are on level sites where tidal flow of saltwater 
and brackisl1 water have a significant effect on plant 
composition, When in good or excellent condition, the 
saltwater marsh is dommatad by smooth cordgrass, 
marshhay cordgrass, seashore saltgrass, and numerous 
olher grasses and forbs. These grasses and forbs 
provide high levels of palatable forage for lives1ock 

Soil Survey 

grazing. Good grazing management and burning are 
required to maintain these sites in their most desirable 
condition. This Boca soil is in the Salt Water Marsh 
range site. 

This soil has severe limitations for septic tank 
absorption fields, dwellings of all types, and local roads 
and streets. However, these lim,talions can be somewhat 
reduced by adequate water control, such as ditching and 
diking, and additions of Iii! material. 

Ttiis Boca soil is in capability subclass Vlllw. 

59-Urban land. Urban land consists of areas that are 
more than 85 percent covered with parking lots, airport&, 
shopping centers, large buildings, streets, and sidewalks 
where the natural soil cannot be obsarved, U'1occupied 
areas are mostly lawns. vacant lots, and playgrounds. 
Individual areas are usually polyhedral in shape and 
range from about 10 to 320 acres. 

Included in mapping are small areas where less than 
12 inches of fill matenal has been spread over the 
surface. Also included are small areas of Smyrna, 
Myakka, lmmokalee, Hallandale, and Boca soils. 
Included soils make up about 15 percenl ,ol any mapped 
area. 

This map unit has not been assigned to a capability 
subclass. 

61-0rsino fine sand. This is a nearly level to gent!y 
sloping, moderately well drained soil on low narrow 
ridges. Slopes are smoolh to convex and are less than 5 
percent. 

Typically, the surface layer is dark gray fine sand 
about 2 inches thick. The subsurface layer is gray and 
white fine sand about 14 inches thick. The subsoil is fine 
sand to a depth of 37 inches. The upper 1 O Inches is 
yellow with discontinuous lenses of dark reddish brown 
malarial and common intrusions of whtte material. The 
lower 11 inches is yellow with discontinuous lenses of 
dark reddish brown material and few inirusions of white 
material. The substratum is fine sand to a depth of 80 
inches or more. The upper 9 inches is pale brown with 
splotches of white. The next 19 inches is very pale 
brown. Below that it is white with yellowish red and 
reddish yellow stains along root channels. 

Included with this soil in mapping are small areas of 
Daytona and Electra soils in similar positions and 
Satellite soils in slightly lower positions. Also included 
are areas of soils that are similar to Orsino soils but that 
have loamy material below a depth of 60 inches. 
Included soils make up about 10 to 15 percent of any 
mapped area. 

In most years, under natural conditions, the water 
table is at a depth of 40 to 60 Inches for about 3 
months. It is at a depth of 60 to 80 inches for about 9 
months. 

ThiS soil has low available water capacity. Natural 
fertility is low. Permeability is very rapid. 
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Stan Nelson 
Director 
Lee County Sherrlff 
Planning and Research Division 
J.4750 Six Mile Parkway 
Fort Myers, FL 33912-4406 

Coastal Design 

June 14, 2015 

Re: Bay Harbour Marina Village MPD - Compr:ellensive Plan Amendment Change 

Dear Mr. Nelson: 

I represent the owners of 1195 Main Street, Fort Myers Beach, FL 33956, commonly known as 
Compass Rose Marina. We are preparing a submittal to Lee County for a land use map change 
and rezoning to introduce additional uses to the redevelopment of the Marina. Upon completion 
of the project t he project will have the following development pattern: 

• 286 boat dry storage slips {currently approved) 
• 29 boat wet slips (currently approved) 
• 113 Residential Units (proposed with 38 to be work force housing) 
• 22,000 square feet of general commercial 
• 8,000 square feet for restaurant 
• 12,000 square feet of indoor self-storage 
• Elevated Parking garage with 200+ public use spaces for beach park and ride 

A requirement of this process Is a letter from your agency indicating that there wlll be adequate 
faci lities and/or service to serve the Increase demand. Attached Is a location map. At your 
earlier convenience please forward a letter to our office verifying adequate service for this 
project. If you have any questions or require additional information please feel free to contact 
me. 

James M Ink 

I I 
I, • I . 

. I 
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BAY HARBOUR MARINA VILLAGE 

Responses to RAI #1 



AOG 1 8 '2015 Bay Harbour Marina Village MPD 
CPA2015-00005 

Responses to RAI #1 
~ \_) \\, ~ \::) \ "S - (_)C)\:)l) ~ 

II A. b. 1. TYPE, Future Land Use Map Series Amendment, Map amendments require the 
submittal of a complete list> map, and two sets of mailing labels, for all property within 
500 feet of the perimeter of the subject parcel. 

The zoning application is not consistent with the proposed amendments to the Comprehensive 
Plan. In order to calculate lands used for non-residential development In the density 
calculations. Tile properly would have to be within the Mixed Use Overlay. Is it the 
applicant's intent to amend Map 1, Page 6 to Identify the property within the Mixed"Use 
Overlay? If so please revise the application and the Lee Plan analysis to support this. 

The application has been revised to request the parcel to be listed as a Mixed 
Use Development on Map 1, page 6. A San Carlos Island exhibit Bl has been 
included to show the proposed addition to Map 1, page 6. 

Ill E. 2. a. Potential development of the Subject Property, Calculation of maximum 
allowable development under proposed FLUM, Residential Units/ Density 

Please revise the calcu lation of maximum allowable development under the proposed FLUM to 
reflect the possibility of Bonus Density. This is particularly important due to the fact that the 
applicant is requested Bonus Density on the subject property. 

The application has been revised to show the base density and proposed 
density includl ng Bonus Density. 

Please note that, as provided for in the Lee Plan's definition of "Density," natural water bodies 
may not be used for the calculation of residential density. Please clarify if submerged lands 
were used for the calculation of the density. 

As discussed in meeting with staff the waterbody is not a "natural" water body 
and is man-made submerged lands owned under unified control of the 
property owner. It is appropI•iate to include in density calculations. 

IV A. 4. General Information and Maps, Map and describe existing land uses 

Please provide a narrative description of the land uses on the subj set property and the 
surrounding properties. 

A narrative of existing land uses is provided in this resubmittal. 

IV A. 5. General Information and Maps, Map and describe existing zoning 

Please provide a nan-ative description of the zoning categories of the subject property and the surrounding 
properties. 

A narrative of zoning categories is provided in this re.submittal, 



IV B. 1. Traffic Circulation Analysis 

Please provide an updated Traffic Circulation Analysis. The Traffic Impact Statement that was provided 
with the application is for rezoning, and is not sufficient for comprehensive plan amendments. 

A revised TIS is included in this resubmittal. Please see cover letter from TR 
Transportation for Reponses. 

IV B. 3. a. Public Facilities Impacts, Provide a letter from the appropriate agency 
determining the adequacy/provision of existing/proposed support facilities, including, 
Fire protection with adequate response times 

Please provide a letter from the Fort Myers Beach Fire District stating their ability to provide services to 
the proposed development. 

A letter from the Fort Myers Beach Fire District is provided in this resubmittal for 
providing fire and EMS service. 

IV B. 3. b. Public Facilities Impacts, Provide a letter from the appropriate agency 
determining the adequacy/provision of existing/proposed support facilities, including, 
Emergency medical service (EMS) provisions 

Please provide a letter from Lee County Emergency Medical Services stating their ability to provide 
services to the proposed development. 

A letter from Lee County EMS is provided stating that the Fort Myers Beach Fire 
District is responsible for EMS coverage of the subject property. 

IV B. 3. c. Public Facilities Impacts, Provide a letter from the appropriate agency 
determining the adequacy/provision of existing/proposed support facilities, including, 
Law enforcement 

Please provide a letter from the Lee County Sherriff's Office stating their ability to provide services to 
the proposed development. 

A letter from the Lee County Sherriff Office is provided in this resubmittal for 
providing law enforcement service. 

IV B. 3. d. Public Facilities Impacts, Provide a letter from the appropriate agency 
determining the adequacy/provision of existing/proposed support facilities, including, 
Solid Waste 

Please provide a letter from Lee County Solid Waste stating their ability to provide services to the 
proposed development 

A letter from the Lee County Solid Waste is provided in this resubmittal for 
providing Solid Waste service. 

IV B. 3. e. Public Facilities Impacts, Provide a letter from the appropriate agency 



determining the adequacy/provision of existing/proposed support facilities, including, 
Mass Transit 

Please provide a letter from Lee Tran stating their ability to provide services to the proposed development. 

A letter from the Lee Tran is provided in this resubmittal for providing mass transit 
service. We are continuing substantive discussions on issues that Lee Tran is 
concerned about providing service to the parking garage. 

IV C. 1. Environmental Impacts, A map of the Plant Communities 

Please revise FLUCCS to include water component. 

The FLUCCS map Exhibit Cl has been revised to show the 
submerged land within the property boundary of ownership. 

IV C. 2. Environmental Impacts, A map and description of the soils found on the property 

Please revise Soils map to depict location of the subject property to include water component. 

The Soils map has not been revised, The soils are no different than uplands 
due to the waterbody is a man-made excavated canal. 

IV C. 6. Environmental Impacts, A table of plant communities by FLUCCS 

Provide listed species analysis on water component. 

A listed species analysis is provided in the resubmittal. 

IV E. 2. Internal Consistency with the Lee Plan, List goals and objectives of the Lee Plan. Include an 
evaluation of all relevant policies under each goal and objective. 

Please provide Lee Plan analysis on Objective 107.7, Policy 107.7.4, Policy 107.7.5, Objective 
128.5, and all policies found under Goal 128 of the Lee Plan. 

OBJECTIVE 107.7: WEST INDIAN MANATEES. Implement a broad based approach to 
manatee protection, including reduced boat related mortality, habitat protection, and increased 
public awareness, in order to maintain the health and stability of the marine ecosystem including 
the existing manatee population. (Amended by Ordinance No. 94-30, 98-09, 07-09) 

The project has current FDEP ERP authorization for construction of the 
marina component of the project with conditions on boater information 
and protection during construction. A copy of the permit is provided in 
this resubmittal. The new uses of a parking garage and residential 
component does not have any impact on the West Indian Manatees, 
The project has been deemed consistent with Lee County Natural 
Resources and a copy has been included in this resubmittal. 



POLICY 107.7.4: Educational materials regarding manatees should be disseminated to boaters 
and signs placed in areas where both manatees and humans congregate and at public boat access 
locations. (Amended by Ordinance No. 07-09) 

The project has a current FDEP ERP authorization for construction of 
the marina component. A modification will have to be made to change 
from existing wet leasable slips to a floating dock for Temporary 
Staging Slips. FWC has reviewed and recommended signage as part i;,f 
the existing permit and will review for current standards with the 
modification. Compliance with education and signage will be complied 
with as conditioned by permit. 

POLICY 107.7.5: Constmction and expansion of boat access facilities with a capacity of five 
vessels or more will be evaluated against the marine facility siting criteria in the Lee Connty 
Manatee Protection Plan approved on Jnne 29, 2004. (Amended by Ordinance No. 00-22, 07-09) 

The Marina is a fully permitted facility with local, state and federal 
authorization and is located in a marina overlay in the Comprehensive 
Plan. These authorizations is substantial evidence that the marine 
facility site criteria is compliant with Policy 107 .7 .5. 

OBJECTIVE 128.5: MARINE FACILITIES SITING CRITERIA. The connty will consider 
the following criteria in evaluating requests for new and expanded marinas, other wet slip 
facilities, d1y slip facilities with lannches, and boat ramps in order to make efficient use of limited 
shoreline locations and to minimize environmental impacts. (Amended by Ordinance No. 00-22, 
07-09) 

The Marina is a fully permitted facility with local, state and federal 
authorization and is located in a marina overlay in the Comprehensive 
Plan. These authorizations is substantial evidence that the marine 
facility site criteria is compliant with Objective 128.5. 

GOAL 128: SHORELINE MANAGEMENT. To encourage the maintenance 
and development of water-dependent shoreline uses and to avoid their displacement by non
water-dependent uses. 

The property is a fully permitted marina facility. The proposed action is 
to change the land use from Industrial, an unsustainable land use, to 
Central Urban land use to introduce a residential component to the 
property. The Marina as a water -dependent shoreline is consistent 
with Goal 128 and compliant with the marina parcel in a water 
dependent overlay. 

IVE. 4. Internal Consistency with the Lee Plan, List State Policy Plan and Regional Policy Plan goals 
and policies which are relevant to this plan amendment 

Please list state policy and regional policy plan goals and policies which are relevant to the 
proposed amendment. 



A narrative to state and regional policy plan goals and policies is provided. 

Miscellaneous Comments 

From Emergency Management: 

The amendment states that in order to not cause additional roadway congestion during an 
evacuation this development on San Carlos Island would instead build a shelter for residents to 
shelter-in-place during a hurricane. While a properly built and elevated shelter is a good 
backup option, Lee County Emergency Management does NOT recommend anyone on 
barrier islands shelter-in-place during a mandatory evacuation. 
Also, the data used was from a 1995 evacuation study, which has since been updated. 
The applicant should look at what most other residential developers do - the payment in lieu of 
option combined with a well-developed Emergency Preparedness Plan for these residents. 

It is our intent to have a shelter in place consistent with special 
condition #4 of Z-12-028 Ebb Tide (attached). We have attempted to 
coordinate with Lee Mayfield of Emergency Operations. This is a 
substantive issue and not a sufficiency issue and out attempts to 
coordinate with Emergency Operations within the Public Safety 
Department will continue. 

From the County Attorney's Office: 

The Letter of Authorization and Affidavit of Authorization submitted on behalf of the property 
owner, Southern Comfort Storage, LLC, are executed by John Mayher, as Managing Member 
of the Company. Florida Secretary of State records show Stanley Smagala as a Manager of 
the Company. They do not show Mr. Mayher as a Managing Member of the Company. In 
addition, on June 10, 2015, documents were filed with the State to remove Mr. Mayher as a 
Manager from the Company. Please have the Applicant submit a revised Letter of 
Authorization and Affidavit of Authorization executed by Stanley Smagala. Alternatively, the 
Applicant may amend the appropriate State Corporation records to reflect Mr. Mayher as an 
officer of the Company. 

The Letter of Authorization and Affidavit of Authorization have been revised 
and executed by Stanley Smagala. This is the most expedite remedy to the 
application. 



Lee County Board of county commissioners 
Oepartm~lht of Communlly Development 

Division of Planning 
Post Office Box 398 

Fort M;·ers, FL 33902-0396 
Telephone: {239) 633-8585 

FAX: {239) 4B5-8344 

APPLICATION FOR A 
COMPREHENSIVE PLAN AMENDMENT 

PROJECT NAME: Bay Harbour Marina Village MPD 

PROJECT SUMMARY: 
The project is to change the current land use category for the subject parcel from industrial 
to Central Urban to allow for a mixed use marina village with public parking and 
Bonus density for workforce housing 

Plan Amendment Type: D Normal iZ] Small Scale D DRI 

APPLICANT - PLEASE NOTE: 

Answer all questions completely and accurately. Please print or type responses. If additional 
space is needed, number and attach additional sheets. The total number of sheets in your 
application is: 162 

Submit 6 copies of the complete application and amendment support documentation, including 
maps, to the Lee County Division of Planning. Up to 90 additional copies will be required for 
Local Planning Agency, Board of County Commissioners hearings and the Department of 
Community Affairs' packages. Staff will notify the applicant prior to each hearing or mail out. 

I, the undersigned owner or authorized representative, hereby submit this application and the 
attached amendment support documentation. The information and documents provided are 
complete and accurate to the best of my lrnowledge. 

Signature of Owner or Authorized Representative Date 

Printed Name of Owner or Authorized Representative 

lee County Comprehensive Piao Amendment App(lcatton form {04/14) Page 1 of 9 ' 



I. APPLICANT/AGENT/OWNER INFORMATION (Name, address and qualification of 
additional planners, architects, engineers, environmental consultants, and other 
professionals providing information contained In this application.) 

Applicant: James Ink P.E. Clo lnkwerks, Inc 

Address: 2055 West First Street 

City, State, Zip: Fort Myers, FL 33901 

Phone Number: (239) 334-0278 

Agent*: James Ink P.E. Clo lnkwerks, Inc 

Address: 2055 West First Street 

City, State, Zip: Fort Myers, FL 33901 

Phone Number: (239) 334-2450 

Email: jameslnl1@lnkwerks.net 

Email: iamesink@lnkwerks.net 

Owner(s) of Record: Southern Comfort Storage, LLC 

Address: 8632 West 103d Street, Suite A 

City, State, Zip: Palos Hills, IL 60465 
Phone Number: (708) 205-7750 Email: jmayher@mgmconstinc.com 

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

11. REQUESTED CHANGE 

A TYPE: {Check appropriate type) 

D Text Amendment 

~ Future Land Use Map Series Amendment (Maps 1 thru 24) 

List Number(s) of Map(s) to be amended: _M_a.,_p_1...:p_a--"g'-e_s_1_&_6 _______ _ 

1. Future Land Use Map amendments require the submittal of a complete 11st, map, and 
two sets of mailing labels of all property owners and their mailing addresses, for all 
property within 500 feet of the perimeter of the subject parcel. An additional set of 
mailing labels is required If your request includes a change to the Future Land Use 
Map (Map 1, page 1). The list and mailing labels may be obtained from the Property 
Appraisers office. The map must reference by number or other symbol the names of 
the surrounding property owners 11st. The applicant is responsible for the accuracy of 
the list and map. 

At least 15 days before the Local Planning Agency (LPA) hearing, the applicant will 
be responsible for posting signs on the subject property, supplied by the Division of 
Planning, indicating the action requested, the date of the LPA hearing, and the case 
number. An affidavit of compliance with the posting requirements must be submitted 
to the Division of Planning prior to the LPA hearing. The signs must be maintained 
until after the final Board adoption hearing when a final decision Is rendered. 
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111. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY (for amendments 
affecting development potential of property) 

A. Property Location: 
1. Site Address: 1195 Main Street, Fort Myers Beach, FL 33931 

2. STRAP(s): See Attached Property Information Data 

B. Property Information: 

Total Acreage of Property: 7 .58 
----------------------

Tot a I Acreage included in Request: _:.7.:..:.5:...:8c_ ________________ _ 

Total Uplands: _7_.5_8 ______________________ _ 

Total Wetlands: O -------------------------
Current Zoning: See Attached Property Information Data 

Current Future Land Use Designation: Industrial 
------------------

Are a of each Existing Future Land Use Category: 7.58 --------------
Existing Land Use: Industrial 

-------------------------

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

Lehigh Acres Commercial Overlay: No -------------------
Airport Noise Zone 2 or 3: No -----------------------
Ac qui sit ion Area:_:.N.:..:oc_ _______________________ _ 
Joint Planning Agreement Area {adjoining other jurisdictional lands): No 

---------
Community Redevelopment Area: _:.N.:..:o __________________ _ 

D. Proposed change for the subject property: 

Change land use from Industrial to Central Urban 

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

Residential Units/Density _:O __________________ _ 

Commercial intensity 

Industrial intensity 

0 
75000 (10,000 sqft per acre) 

2. Calculation of maximum allowable development under proposed FLUM: 

Residential Units/Density 75 (base)+ 38 (bonus density)= 113 Total proposed 

Commercial intensity 75,000 (10,000 sqft per acre 

Industrial intensity 0 --------------------
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IV. AMENOMENT.SUPPORT DOCUMENTATION 

At a minimum, the application shall include the following support data and analysis. These 
items are based on comprehensive plan amendment submittal requirements of the State of 
Florida, Department of Community Affairs, and policies contained in the Lee County 
Comprehensive Plan. Support documentation provided by the applicant will be used by staff 
as a basis for evaluating this request. To assist in the preparation of amendment packets, 
the applicant is encouraged to provide all data and analysis electronically. (Please contact 
the Division of Planning for currently accepted formats.) 

A. General Information and Maps 
NOTE: For each map submitted, the applicant will be required to provide a reduced map 
(8.5" x 11'? for inclusion in public hearing packets. 

The following pertains to all proposed amendments that will affect the 
development potential of properties (unless otherwise specified). 

1. Provide any proposed text changes. 

2. Provide a current Future Land Use Map at an appropriate scale showing the 
boundaries of the subject property, surrounding street network, surrounding 
designated future land uses, and natural resources. 

3. Provide a proposed Future Land Use Map at an appropriate scale showing the 
boundaries of the subject property, surrounding street network, surrounding 
designated future land uses, and natural resources. 

4. Map and describe existing land uses (not designations) of the subject property and 
surrounding properties. Description should discuss consistency of current uses with 
the proposed changes. 

5. Map and describe existing zoning of the subject property and surrounding properties. 

6. The certified legal description(s) and certified sketch of the description for the 
property subject to the requested change. A metes and bounds legal description 
must be submitted specifically describing the entire perimeter boundary of the 
property with accurate bearings and distances for every line. The sketch must be 
tied to the state plane coordinate system for the Florida West Zone (North America 
Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the 
point of beginning and the other an opposing corner. If the subject property contains 
wetlands or the proposed amendment includes more than one land use category a 
metes and bounds legal description, as described above, must be submitted in 
addition to the perimeter boundary of the property for each wetland or future land use 
category. 

7. A copy of the deed(s) for the property subject to the requested change. 

8. An aerial map showing the subject property and surrounding properties. 

9. If applicant is not the owner, a letter from the owner of the property authorizing the 
applicant to represent the owner. 
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. B .. Public Facilities Impacts 
No TE: The applicant must calculate public facilities impacts based on a maximum 
development scenario (see Part 11.H.). 

1. Traffic Circulation Analysis: The analysis is intended to determine the effect of the 
land use change on the Financially Feasible Transportation Plan/Map 3A (20-year 
horizon) and on the Capital Improvements Element (5-year horizon). Toward that 
end, an_applicant must submit the following information: 

Long Range 20-year Horizon: 
a. Working with Planning Division staff, identify the traffic analysis zone (TAZ) or 

zones that the subject property is in and the socio-economic data forecasts for 
that zone or zones; 

b. Determine whether the requested change requires a modification to the socio
economic data forecasts for the host zone or zones. The land uses for the 
proposed change should be expressed in the same format as the socio
economic forecasts (number of units by type/number of employees by type/etc.); 

c. If no modification of the forecasts is required, then no further analysis for the long 
range horizon is necessary. If modification is required, make the change and 
provide to Planning Division staff, for forwarding to DOT staff. DOT staff will rerun 
the FSUTMS model on the current adopted Financially Feasible Plan network 
and determine whether network modifications are necessary, based on a review 
of projected roadway conditions within a 3-mile radius of the site; 

d. If no modifications to the network are required, then no further analysis for the 
long range horizon is necessary. If modifications are necessary, DOT staff will 
determine the scope and cost of those modifications and the effect on the 
financial feasibility of the plan; 

e. An inability to accommodate the necessary modifications within the financially 
feasible limits of the plan will be a basis for denial of the requested land use 
change; 

f. If the proposal is based on a specific development plan, then the site plan should 
indicate how facilities from the current adopted Financially Feasible Plan and/or 
the Official Trafficways Map will be accommodated. 

Short Range 5-year GIP horizon: 
a. Besides the 20-year analysis, for those plan amendment proposals that include a 

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

b. Identify the major road improvements within the 3-mile study area funded through 
the construction phase in adopted CIP's (County or Cities) and the State's 
adopted Five-Year Work Program; 
Projected 2030 LOS under proposed designation (calculate anticipated number 
of trips and distribution on roadway network, and identify resulting changes to the 
projected LOS); 

c. For the five-year horizon, identify the projected roadway conditions (volumes and 
levels of service) on the roads within the 3-mile study area with the programmed 
improvements in place, with and without the_proposed development project. A 
methodology meeting with DOT staff prior to submittal is required to reach 
agreement on the projection methodology; 

d. Identify the additional improvements needed on the network beyond those 
programmed in the five-year horizon due to the development proposal. 
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· 2. Provide an existing and future conditions analysis for (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. 

Analysis should include (but is not limited to) the following (see the Lee County 
Concurrency Management Report): 
• Franchise Area, Basin, or District in which the property is located; 
• Current LOS, and LOS standard of facilities serving the site; 
• Projected 2030 LOS under existing designation; 
• Projected 2030 LOS under proposed designation; 
• Existing infrastructure, if any, in the immediate area with the potential to serve 

the subject property. 
• Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, 

and long range improvements; and 
• Anticipated revisions to the Community Facilities and Services Element and/or 

Capital Improvements Element (state if these revisions are included in this 
amendment). 

• Provide a letter of service availability from the appropriate utility for sanitary 
sewer and potable water. 

In addition to the above analysis for Potable Water: 

• 

• 

• 

• 

Determine the availability of water supply within the franchise area using the 
current water use allocation (Consumptive Use Permit) based on the annual 
average daily withdrawal rate. 
Include the current demand and the projected demand under the existing 
designation, and the projected demand under the proposed designation. 
Include the availability of treatment facilities and transmission lines for reclaimed 
water for irrigation. 
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; and 
f. Schools. 

In reference to above, the applicant should supply the responding agency with the information 
from Section's II and Ill for their evaluation. This application should include the applicant's 
correspondence to the responding agency. 

C. Environmental Impacts 
Provide an overall analysis of the character of the subject property and surrounding 
properties, and assess the site's suitability for the proposed use upon the following: 
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· ·r A map of the Plant Communities as defined by the Florida Land Use Cover and 
Classification system (FLUCCS). 

· 2. A map and description of the soils found on the property (identify the source of the 
information). 

3. A topographic map depicting the property boundaries and 100-year flood prone 
areas indicated ( as identified by FEMA). · 

4. A map delineating the property boundaries on the Flood Insurance Rate Map 
effective August 2008. 

5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 

6. A table of plant communities by FLUCCS with the potential to contain species (plant 
and animal) listed by federal, state or local agencies as endangered, threatened or 
species of special concern. The table must include the listed species by FLUCCS 
and the species status (same as FLUCCS map). 

D. Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archeologically sensitive 
areas) and provide an analysis of the proposed change's impact on these resources. 
The following should be included with the analysis: 

1. A map of any historic districts and/or sites, listed on the Florida Master Site File, 
which are located on the subject property or adjacent properties. 

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

E. Internal Consistency with the Lee Plan 
1. Discuss how the proposal affects established Lee County population projections, 

Table 1{b) (Planning Community Year 2030 Allocations), and the total population 
capacity of the Lee Plan Future Land Use Map. 

2. List all goals and objectives of the Lee Plan that are affected by the proposed 
amendment. This analysis should include an evaluation of all relevant policies under 
each goal and objective. 

3. Describe how the proposal affects adjacent local governments and their 
comprehensive plans. 

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant 
to this plan amendment. 

F. Additional Requirements for Specific Future Land Use Amendments 
1. Requests involving Industrial and/or categories targeted by the Lee Plan as 

employment centers (to or from) 
a. State whether the site is accessible to arterial roadways, rail lines, and cargo 

airport terminals, 
b. Provide data and analysis required by Policy 2.4.4, 
c. The affect of the proposed change on county's industrial employment goal 

specifically policy 7.1.4. 
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2. Requests moving lands from a Non-Urban Area to a Future Urban Area 

a. Demonstrate why the proposed change does not constitute Urban Sprawl. 
Indicators of sprawl may include, but are not limited to: low-intensity, low-density, 
or single-use development; 'leap-frog' type development; radial, strip, isolated or 
ribbon pattern type development; a failure to protect or conserve natural 
resources or agricultural land; limited accessibility; the loss of large amounts of 
functional open space; and the installation of costly and duplicative infrastructure 
when opportunities for infill and redevelopment exist 

3. Requests involving lands in critical areas for future water supply must be evaluated 
based on policy 2.4.2. 

4. Requests moving lands from Density Reduction/Groundwater Resource must fully 
address Policy 2.4.3 of the Lee Plan Future Land Use Element 

G. Justify the proposed amendment based upon sound planning principles 
Be sure to support all conclusions made in this justification with adequate data and 
analysis. 

H. 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. 

[:8J Not Applicable 
D Alva Community Plan area [Lee Plan Objective 26.7] 
D Buckingham Planning Community [Lee Plan Objective 17.7] 
D Caloosahatchee Shores Community Plan area [Lee Plan Objective 21.6] 
D Captiva Planning Community [Lee Plan Policy 13.1.8] 
D North Captiva Community Plan area [Lee Plan Policy 25.6.2] 
D Estero Planning Community [Lee Plan Objective 19.5] 
D Lehigh Acres Planning Community [Lee Plan Objective 32.12] 
D Northeast Lee County Planning Community [Lee Plan Objective 34.5] 
D North Fort Myers Planning Community [Lee Plan Policy 28.6.1] 
D North Olga Community Plan area [Lee Plan Objective 35.1 O] 
D Page Park Community Plan area [Lee Plan Policy 27.10.1] 
D Palm Beach Boulevard Community Plan area [Lee Plan Objective 23.5] 
D Pine Island Planning Community [Lee Plan Objective 14.7] 
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AFFIDAVIT 

I,-~--------------~ certify that I am the owner or authorized 
representative of the property described herein, and that all answers to the questions in this 
application and any sketches, data, or other supplementary matter attached to and made a part 
of this application, are honest and true to the best of my knowledge and belief. I also authorize 
the staff of Lee County Community Development to enter upon the property during normal 
working hours for the purpose of investigating and evaluating the request made through this 
application. 

Signature of Applicant 

Printed Name of Applicant 

STATE OF FLORIDA 
COUNTY OF LEE 

Date 

The foregoing instrument was sworn to (or affirmed) and subscribed before me on _____ (date) 
by------------,---,----,---- (name of person providing oath or affirmation), 
who is personally known to me or who has produced ________________ (type 
of identification) as identification. 

Signature of Notary Public 

(Name typed, printed or stamped) 
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Bay Harbour Marina Village MPD 
Section IV A.4 Existing Land Uses 

The following descriptions are the existing uses of the lands of the proposed application and 
adjacent properties: 

Application Property: 

The uses of the property that is under application for a land use change is a self-storage 
building and a partially constructed fully permitted marina. The in-water work has been 
substantially completed with a seawall and fixed docks installed in 2007. The only remaining in
water work to be completed is the floating docks. The foundation of the 72,000 square foot 286 
slip dry storage hanger is complete. 

Adjacent Property East: 

The adjacent property to the east is comprised of predominately residential mobile home uses 
with a small number of conventional construction single family homes, The density of the 
adjacent communities based on development tracts is 8.3 units per acre on Oak Street. Nancy 
Street further east is a mobile home community with a density based on buildable tracts of 8.7 
units per acre. There are a few tracts along Nancy and Main Street that are un-buildable and 
not included in the number of tracts, but included in overall acreage. 

Adjacent Property South: 

The adjacent property to the south across Main Street is an example of typical San Carlos 
Island east of San Carlos Blvd with a mixture of uses that are not consistent with current 
planning principles. The following uses are adjacent to the south: 

• Public Facilities of Lee County 
• Public Property operated as private commercial 
• Single Family Dwellings 
• Industrial Boatyard 
• Commercial/Residential Mixed Use 

Adjacent Property North: 

One adjacent property to the north has property that is accessed through a 30' private access 
easement across the application property. This property is currently used as a storage facility 
for commercial equipment. 

The other adjacent property to the north has property that is accessed from Buttonwood Drive 
and consists of a commercial seafood wholesale/retail operation. 

Adjacent Property West: 

The adjacent property to the west has access along Buttonwood Drive. The current uses of the 
parcels are a mixture of storage, light industrial and commercial uses. 
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Bay Harbour Marina Village MPD 
Section IV A.5 Existing Zoning Designation 

The following descriptions are the existing zoning designations as defined by the Lee County 
Land Development Code for the lands of the proposed application and adjacent properties: 

Application Property: 

The zoning designations for the property under this application for a land use change are: 

C-JA, C-1 and C-2 commercial districts. The purpose and intent of the C-lA, C-1 and C-2 districts is to 
regulate the continuance of commercial and select residential land uses and sa·uctures lawfully existing in the 
C-1 A, C-1 and C-2 districts as of August 1, 1986, and as originally permitted by the County Zoning 
Regulations of 1962, as amended, and 1978, as amended, respectively. Subsequent to Febrnary 4, 1978, no 
land or water shall be rezoned into the C-JA, C-1 or C-2 districts. In no case shall new development be 
permitted in any existing C-1 A, C-1 or C-2 district which is not consistent with the Lee Plan. 

IL light industrial district. The purpose and intent of the IL district is to permit the designation of suitable 
locations for and to facilitate the proper development and use of areas devoted to various light industrial and 
quasi-industl'ial commercial uses. While it is presumed that most industrial processes will take place within 
enclosed buildings, any activity not taking place within a building shall take place within a yard enclosed by an 
opaque wall or fence. 

IM marine industrial district. The purpose and intent of the IM district is to permit the designation of suitable 
locations for, and to ensure the proper development and use of, land and adjacent waters for commercial and 
industrial waterfront-dependent land uses. These uses are more intense than those normally encountered in a 
recreational marina, yet fall short of the intensity of use represented by the storage and commodity handling 
facilities and equipment attendant to the waterborne commerce movement facilities that are the principal focus 
of the PORT district. The marine industrial district is intended to accommodate uses such as boatbuilding, 
major hull and engine maintenance and repair, landing, icing and shipping offish and seafood (fish and 
seafood processing requires a special exception), and other uses of similar scope and scale. The marina siting 
and design criteria are set forth under objectives 128.5 and 128.6 of the Lee Plan and in the Manatee Protection 
Plan. 

Adjacent Property East: 

The zoning designations for the property located adjacent to the east of the application 
property are: 

MH-1 andMH-2 mobile home residential districts. The purpose and intent of the MH-1 and MH-2 mobile 
home residential districts is to accommodate the housing needs of those residents who prefer mobile home 
living and of those who desire an alternative to conventional dwellings, and to provide for properly located, 
equipped and designed mobile home residential developments within the future urban areas. 

Adjacent Property South: 

The zoning designations for the property located adjacent to the east of the application 
property are: 

Cltf marine commercial district. The purpose and intent of the CM district is to permit the designation of 
suitable locations for, and to ensure the proper development and use of, land and adjacent waters for 



commercial marinas and other llses inciclental to lho~e faci lities. The principal uses oflu11d are limited tu 
waterfront-dependent uses required for tile suppot1 of recreational boating and fishing. The marina sit ing and 
design criteria are set forth under ol~jectlve.~ 128.5 and 128.6 of the Le::: Plan and in tile Manatee Protection 
Pl,11>. 

L\tf mcwine indus/1'/af district. The purpose and intent of the IM district is to permit the designation of sui table 
locations for, and to ensure the prope1· development und use oC land and adjacent waters for commercial and 
industrial ,vaterfront-dependent land uses. These us~s are more intense t1Hm 1hose nonnally encounte1•ed in a 
recreational 1l1orina, yet fa ll short of the intensity of use l'epresented by the storage and commodity \1u.nd ling 
facilities and equipment attendant to the waterborne commerce movement facilities that are the pl'incipal focus 
of the PORT district. The mai'inc industrial district is intended to accommodale uses such as boatbuilding. 
major lrnll and engine maintenance and repnir, landing. icing and shipping oJ' fish and seafood (lish and 
5,cafood pn1cessing requires a special exception), and other uses or simllan,cope and scale. The 11uu·lm1 siting 
and design criteria are set fr,rth underobjeclives 128..5 and 128.6 of the Lee Plan m1d in lhe Man.itee Protection 
Pinn. 

• /PD imJusfrial planned deve/opmcml dfalticl. 

(I) 

(2) 

(3) 

The intent of lhe !PD district is to further the gencrnl purpose of planned developments set forth in 
:·,1.:' l'I iu 11 14·<> I :3(2) as it relates tn induslrial development. 

The principal use of any inclltslriul plm111ed development is the manufacture of goods and materials, 
and tile storugc and whole!w1le distribution or such goods and materials. However, tbr the we lfare of 
the public and f·or the efficiency of the local economic structure, the IPD district permits many 
services and activities not allowed elsewhere and a limited numbel' orcomme1·c.ial uses intended to 
serve principally the employees or patrons or businesses wi1hin th~ !PD. 

In the industrial developmenl land use eatcl',ory, offices and oflice complexes are only permitted 
when specifically related to Hdjoining industrinl use(s), Prior lo issuance of any local development 
order, the developer rnusl record cove1rn11ts ;1110 restrictions for the property that limit any office 
uses to those thAL are specifically related fo Hcljoining industrial uses consistent with Policy 1.1.7 of 
lhe Lee County Comprehensive Plui,. 

(a) The pmpose of the RM multiple-family districts is t·o designate suib1blc locations for resiclenlinl 
occup,rncy of various types of conve11tio1111I resicle11ti11I buildings for projects which are not 
already approved planned unit developmenl's 0 1· which fo ll below the criteria for res idential 
planned developments, and for facilitating the proµer development and protecting the 
~ubsequcnL use und e11joyment I hereo f'. 

(b) Except fc)r the RM-3 district, which muy be permil.ted in nonurba11 aI·e.1s, the RM districts are 
intended lbi• use only wi thin the ful111·e urban areas as designated by 1he Lee Plan and aro subject 
to the range or densi(ies fhr each land use category accommodating residential uses. 

(c) There are 11ve RM dis1ricts: RM-2, RM-3, lUvl-6, RM-8 and RM-IO. 

Cli'?D commimity jiw/filies planned development district. The purpose of the CFPD district is to 
accommodate those governmental, religious and community ~ervice activities which frequently complement 
und uI·c neccssmy to the types of activities pcrmiticd in other zoning distl'icts, but which, due to the size, 
inrcnsity or nature ()I' 1'11e 11st: and the potential impnct 011 adjacent land uses, ronds or inl'rnstructurc, should 
nol be permitled as a use by righJ· in those districts. 



Adjacent Property West: 

The zoning designations for the property located adjacent to the west of the application 
property are: 

C-JA. C-1 and C-2 comme,·cial districts. The purpose and intent of the C-lA, C-1 and C-2 districts is to 
regulate the continuance of commercial and select residential land uses and structures lawfully existing in the 
C-IA, C-1 and C-2 districts as of August 1, 1986, and as originally permitted by the County Zoning 
Regulations of 1962, as amended. and 1978, as amended, respectively. Subsequent to February 4, 1978, no 
land or water shall be rezoned into the C-lA, C-1 or C-2 districts, In no case shall new development be 
permitted in any existing C-IA, C-1 or C-2 district which is not consistent with the Lee Plan. 

CT tourist commercial district. The purpose and intent of the CT district.is to pe11nit the designation of suitable 
locations for and to facilitate the proper development and use of land for the commercial provision of 
accommodations and services for tourists and other visitors and shortterm or seasonal residents. The term 
"accommodations, n as used in this subsection, is intended to include housing, various amenities including 
recreational facilities, and local retail trade in goods and service, both general and specific to the locality or 
attractor or principal activities. Areas designated tourist commercial are expected to be located near or adjacent 
to an attractor of tourism such as gulf beach frontage, theme parks, major public or private parks and other 
recreational or scenic resources. 
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TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/DESIGN 

August 13, 20 l 5 

Mr. Jim Ink 
Inkwerks 
2055 West First Street 
Fort Myers, FL33901 

RE: Bay Harbour Marina Village 
DCI20 l 5-000 l 5/CP A2015-00005 

Dear Mr. Ink: 

TR Transportation Consultants, Inc. has reviewed the comments issued by the Lee 
County Department of Community Development for the proposed Bay Harbour Marina 
Village comprehensive plan amendment and rezoning application. The comments and TR 
Transp01tation's response to those comments are listed below for reference. 

CPA2015-00005 
IV B. 1.) Please provide an updated Traffic Circulation Analysis. The traffic impact 

statement that was provided with the application is for rezoning, and is 
not si([ficient for comprehensive plan amendments. 

The TIS was revised and is attached to reflect the necessary information to support the 
comprehensive plan amendment application. 

LC ZTIS PD Application Sufficiency Checklist 
Jal) Why was the equation not utilizedfor the daily trip generation of the park 

and ride facility? The equation produces reasonable results. Please revise. 

The trip generation for the daily trips was revised for the park and ride facility based on 
the equation contained in the Appendix. 

5) The distribution graphic indicates I 00% of the traffic to the east of the 
development on Main Street. It seems like this was intended to be to the 
west on Main Street. Please revise. 

I 00% of the tiips related to the site are to/from the west of the site on Main Street. The 
graphic has been revised. 

la) The LOS analysis graphic should be revised to reflect the LOS conditions 
headed towards Fort lvfyers Beach as well. This application will have an 
impact on San Carlos Boulevard to the south of' Main Street, and as a 
result this link should be analyzed in order to properly indicate to the 
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Mr, Jim Ink 
Bay Harbour Marina Village 

DCI20l5-00015/CPA2015-00005 
August 13, 2015 

Page 2 

Town of Fort Myers Beach that the impacts have been reviewed. Please 
revise, 

The project does not significantly impact the link of San Carlos Boulevard south of Main 
Street. The LOS graphic was revised to reflect the projected 2022 LOS on San Carlos 
Boulevard south of Main Street. 

7b) No intersection analysis has been provided. In a recent zoning action for 
another project on Mclin Street, an analysis of the intersection of Main 
Street and San Carlos Boulevard indicated LOS deficiencies at this 
location. Please provide an intersection LOS analysis of this intersection. 

The intersection analysis is attached to this sufficiency response for reference. The 
analysis was completed based on count data at the intersection from 2009. There has not 
been any substantial changes to the area since 2009 and as evident from the Lee County 
Traffic Count Report, the 2014 traffic volumes on San Carlos Boulevard in this area are 
almost identical to the volumes recorded in 2009. 

If you have any additional questions, please do not hesitate to contact me. 

Ted B. Treesh, PTP 
President 

Attachments 

K:'•2015'04 Apri!l.09 Compass Rose Marina Zoning·Sufficicncy18-l]-20!:5 Sufficiency Ink.doc 



Analyst tbt 

Agency/Co, TR Transportation Consult 

Date Performed 8/13/2015 

Analysis Year 2022 

Time Analyzed PM Peak 

Intersection Orientation North-South 

Project Description Bay Harbour Marina Village 

Approach Eastbound 

Movement u T R 

Priority 10 11 12 

Number of Lanes 0 1 0 

Configuration LTR 

Volume (veh/h) 13 3 40 

Percent Heavy Vehicles 2 2 2 

Proportion Time Blocked 

Right Turn Channelized No 

Median Type 

Median Storage 

Flow Rate (veh/h) 60 

Capacity 562 

v/c Ratio 0.11 

95% Queue length 0.4 

Control Delay {s/veh) 12.2 

Leve! of Service (LOS) 8 

Approach Delay (s/veh) 12.2 

Approach LOS B 

Copyright© 2015 University of Florida. All Rights Reserved. 

Intersection San Carlos Blvd. @ Main S 

Jurisdiction Lee County 

East/West Street Main St. 

North/South Street San Carlos Blvd. 

Peak Hour Factor 0.92 

Analysis Time Period (hrs) 0.25 

M.ijor )lrP.et Norrl1•So11lh 

Westbound Northbound Southbound 

u L T R u 

7 8 9 1U 

0 1 0 0 

LTR 

106 17 236 

2 2 2 

No 

Left Only 

390 

158 

2.46 

33.3 

721.7 

F 

721.7 

F 

HCS 2010 1., TWSC Version 6.70 
TWSCl.xtw 

1 

l 

1 

L 

49 

0 

No 

53 

817 

0,06 

0.2 

9.7 

A 

0.4 

A 

T R u L T R 

2 3 4U 4 5 6 

2 0 0 1 1 1 

T TR L T R 

931 132 168 689 66 

0 

No 

183 

612 

0.30 

1.2 

13.4 

B 

2.4 

A 

Generated: 8/13/2015 1:15:46 PM 



Intersection 
Count Date 
Build-Out Year 

RAW Turning Movement Counts 
Peak Season Correction Factor 
Current Peak Season Volumes 

Growth Rate 
Years to Build-out 
2022 Background Turning Volumes 

Project Turning Volumes 
2022 Background + Project 

Development of Future Year Background Turning Volumes 

San Carlos Blvd. @ Main St. 
May 5, 2009 
2022 

NBL NBT NBR SBL 
39 750 52 50 

1.09 1.09 1.09 1.09 
43 818 57 55 

1.00% 1.00% 1.00% 1.00% 
13 13 13 13 
49 931 65 63 

0 0 67 105 
49 931 132 168 

PM Peak Hour 
SBT SBR EBL EBT 
555 53 10 3 
1.09 1.09 1.09 1.09 
605 58 11 3 

1.00% 1.00% 1.00% 1.00% 
13 13 13 13 

689 66 13 3 

0 0 0 0 
689 66 13 3 

EBR WBL WBT WBR 
32 22 14 101 

1.09 1.09 1.09 1.09 
35 24 15 110 

1.00% 1.00% 1.00% 1.00% 
13 13 13 3 
40 27 17 113 

0 79 0 123 
40 106 17 236-
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DATE: 
DAY: 
COUNT TIME: 

May 5, 2009 
TUESDAY 
4:00 PM - 6:00 PM 

15 MINUTE SUMMARY OF INDIVIDUAL MOVEMENTS 

SAN CARLOS BOULEVARD & MAIN STREET 

15MIN j SAN CARLOS BOULEVARD I MAIN STREET 

BEGIN NORTHBOUND II SOUTHBOUND l:ASTBOUNO WESTBOUND 

LEFT TH ' T THRU RIGHT TOTAL LEFT THRU RIGHT TOTAL LEFT THRU RIGHT 

4:00 PM 15 228 15 258 21 153 9 183 4 2 11 17 6 3 44 

4:15 PM 5 171 6 162 12 148 10 170 1 0 3 4 6 1 22 

4:30 PM 6 165 17 188 2 136 8 148 5 1 11 17 5 4 9 

4:45 PM 13 188 14 213 15 118 26 159 0 0 7 7 5 6 26 

5:00 PM 7 197 7 211 8 166 12 166 0 1 5 6 4 5 25 

5:15 PM 10 172 7 169 12 146 14 172 1 0 2 3 5 1 25 

5:30 PM 10 157 4 171 13 140 16 171 0 0 5 5 9 4 18 

5:45 PM 9 144 9 162 15 139 19 173 1 0 2 3 9 3 21 

TOTAL: 75 1,420 79 1,574 98 1,146 116 1,360 12 4 46 62 49 27 190 

HOURLY SUMMARY OF INDIVIDUAL MOVEMENTS 

SAN CARLOS BOULEVARD & MAIN STREET 

HOUR l SAN CARLOS BOULEVARD II MAIN STREET 

BEGIN 
NORTHBOUND SOUTHBOUND I EASTBOUND I WESTBOUND 

LEFT THRU RIGHT I TOTAL LEFT THRU RIGHT7 TOTAL : LEFT THRU R!GHT I TOTAL I LEFT THRU RIGHT I 

4:00 PM 39 750 52 841 50 555 53 658 10 3 32 45 22 14 101 

4:15 PM 31 719 44 794 37 568 56 661 6 2 26 34 20 16 82 

4:30 PM 36 720 45 801 37 566 60 663 6 2 25 33 19 16 65 

4:45 PM 40 712 32 764 48 570 70 686 1 1 19 21 23 16 94 

5:00 PM 36 670 27 733 48 591 63 702 2 1 14 17 27 13 89 

PEAK HOUR SUMMARY 

SAN CARLOS BOULEVARD 
SOUTHBOUND EASTBOUND 

T TOTAL LEFT THRU RIGHT TOTAL LEFT THRU RIGHT 

4:00 PM 841 50 565 53 658 10 3 32 

TOTAL 
53 

29 

18 

37 
34 

31 

31 

33 
266 

I 
TOTAL 

137 
118 
120 
133 
129 

INTER-

SECTION 

·~··· 
511 

385 

369 

416 

437 
395 

376 

371 
3,262 

!NTER· 
SECTION 
TOTAL 
1,681 
1,607 
1,617 
1,626 
1,581 

INTER

SECTION 
TOTAL 

661 
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MAIN STREET 

+-
106 ...... 

151 
10 

9% _,., 3 

45 32 

Note: 

.,, 
~ 

'"\ 

Percents(%) represent movement volumes 
divided by 1he !otal Intersection !raffle 

53 

.J 

SAN CARLOS BOULEVARD 

1,519 
90% 

t 
658 

• 
555 50 

' .. 

.._ 
39 

• 609 

t 
1,450 
86% 

DATE: May 5, 2009 
DAV: TUESDAY 
COUNT TIME: 4:00 PM - 6:00 PM 
PEAK HOUR: 4:00 PM - 5:00 PM 
INTERSECTION: SAN CARLOS BOULEVARD & MAIN STREET 

l 
861 N 

t 

t.. 101 ... 14 +-
r 22 137 ... 

242 _,., 14% 

105 

t r 
750 52 

Tota! Intersection Traffic 
1,681 

t 
841 
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I. INTRODUCTION 

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

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

projects seeking a small scale comprehensive plan amendment as well as re-zoning 

approval. The subject site is located along the north side of Main Street approximately 

600 feet east of its intersection with San Carlos Boulevard in Lee County, Florida. The 

approximate location of the subject site is illustrated on Figure 1. 

Upon approval of the requested comprehensive plan amendment, the futnre land use 

category of the site would be changed from the existing Indusllial land use category to 

the Central Urban land use category. For the re-zoning, the Master Concept Plan 

indicates subject site could be developed as a mixed use development that would contain 

the existing marina and ancillary uses as well as restaurant, retail and residential uses. 

From the cutTent Master Concept Plan (MCP) and list of uses being requested, the subject 

site could be developed with up to approximately 113 multi-family dwelling units, up to 

approximately 22,000 square feet of retail uses, 8,000 square feet of restaurant uses, 

12,000 square feet of indoor storage uses and up to approximately 315 boat slips (wet & 

dry). The Developer is also proposing to include an additional 200 parking spaces in the 

parking structure that will be available to the public to park and 1ide the Lee Tran Beach 

Trolley to access Fmi Myers Beach. 

The proposed development is located on the north side of Main Street, approximately six 

hundred (600) feet east of its intersection with San Carlos Boulevard. As cunently 

proposed, the subject site will have two (2) full site access drives on Main Street. 

This repmi examines the impact of the development on the surrounding roadways and 

intersections. Trip generation and assignments to the various site access drives were 

completed and an analysis conducted to determine the impacts of the development on the 

surrounding streets and intersections. 

Page I 
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PROJECT LOCATION MAP 
BAY HARBOUR MARINA VILLAGE Figure 1 
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II. EXISTING CONDITIONS 

The subject site cunently contains an existing enclosed storage building containing 

approximately 24,000 square feet of floor area. Several of the marina wet slips are also 

existing along with one single family home. The subject site is bordered by existing 

commercial and industrial marine uses to the north and west, Main Street to the south and 

a canal to the east. A portion of the site is bordered to the east by Oaks Street, which 

serves an adjacent mobile home park. 

San Carlos Boulevard (S.R. 865) is a two-lane undivided roadway south of Main Street 

and a four-lane undivided roadway with a two-way left turn lane 11011h of Main Street. 

The intersection of San Carlos Boulevard and Main Street currently operates under two

way stop control. San Carlos Boulevard has a posted speed limit of 45 mph and is under 

the jurisdiction of the Florida Department ofTranspot1ation. 

Main Street is a two-lane undivided minor collector that is adjacent to the south side of 

the subject site. Cunently Main Street terminates less than one (1) mile east of its 

intersection with San Carlos Boulevard at Spanish Main. Main Street has a posted speed 

limit of 30 mph and is under the jurisdiction of the Lee County Department of 

Transportation. 

III. PROPOSED DEVELOPMENT 

With the exception of the existing wet slips, the existing uses on the site will be 

demolished. The proposed land uses utilized for the trip generation purposes of this 

analysis were based on the Master Concept Plan developed by James Ink & Associates. 

The land uses utilized for the p11111oses of this analysis are outlined within Table 1 below. 

Page3 
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Multi-Family 
Condo/Townhouse 

(LUC 230) 

Table 1 

High-Turnover Restaurant 
(LUC 932) 

Retail 
(LUC 820) 

Indoor Self Storage 
(LUC 151) 

Marina 
(LUC 420) 

Public Parking 
(LUC 090) 

l l 3 dwelling units 

8,000 square feet 

22,000 square feet 

12,000 square feet 

315 berths 

200 spaces 

As ctmently proposed, the subject site will have two (2) foll site access drives on Main 

Street. 

The Developer is proposing to include up to 200 additional parking spaces within the 

proposed parking structure to be available for visitors to Fort Myers Beach to park and 

take the trolley shuttle to the beach. The remainder of the parking within the parking 

shucture will be for the uses proposed on-site. 

Page4 
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IV. TRIP GENERATION 

The trip generation for the proposed development was determined by referencing the 

Institute of Transportation Engineer's (!TE) report, titled Trip Generation, 9'11 Edition. 

Land Use Code 230 (Residential Condominium/Townhouse) was utilized for the trip 

generation purposes of the proposed residential dwelling units. Land Use Code 820 

(Shopping Center) was utilized for the trip generation purposes of the proposed retail 

uses on-site (not associated with the Marina). Land Use Code 420 (Marina) was utilized 

for the trip generation purposes of the proposed marina uses (including the wet slips, dry 

slips and ship store). Land Use Code 932 (High Tum Over Sit Down Restaurant) was 

utilized for the restaurant use. Land Use Code 151 (Mini-Warehouse) was utilized for the 

indoor storage facility and Land Use Code 090 (Park-and-Ride Lot with Bus Service) 

was utilized for the proposed 200 additional parking spaces that will be made available to 

the public for access to the Fott Myers Beach Trolley that will shuttle visitors to and from 

Fart Myers Beach. The equations for these land uses are contained in the Appendix of 

this rep01t for reference. 

As a patt of this application, 200 spaces within the parking structure are being added to 

the total number of parking required by the project as a public benefit to serve visitors to 

Fott Myers Beach. It is the intent of the spaces to be utilized by visitors to the beach and 

the Lee Tran Beach Trolley to have a stop on-site that will shuttle the visitors to and from 

Fait Myers Beach. This would be a stop in addition to the other various stops that tl1e 

Beach Trolley currently serves. Since the vehicle trips that are associated with the 200 

spaces would already be traveling along San Carlos Boulevard to access the beach and 

would otherwise go over the bridge to Fott Myers Beach, these trips were not added to 

the area road network beyond Main Street. These trips would be considered "diverted 

link" trips, meaning they are trips that are divetted from San Carlos Boulevard to Main 

Street to access the parking structure. Table 2 outlines the anticipated weekday A.M. and 

P .M. peak hour trip generation for Bay Harbour Village Marinas currently proposed for 

the Master Concept Plan. The daily trip generation is also indicated in this table. 

Page 5 
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Table 2 
Trip Generation 

B H b V'll M ay ar our I a2e arma 

i ·•/)< '/ ,:1•··••< •·· .< [ (1'/Y ... ·. ··••••. :(\ (;! ..... :\(.A.M; .. P~altHouii?'• ' >\(P,M. PeakH01.1r• i 
.i . <> > lfii• iOrit : irit,t •·•• ::r:· ,., .. ,,., 

·.•·.\•< •Y: ..... i'f.c·T'i ·• .. ·. I .>hi ;. · /Out·• .. · Total 

Multi-Family 
Condo/Townhouse 10 47 57 44 22 66 

(113 Units) 

High-Turnover Restaurant 
(8,000 sq. ft.) 

47 39 86 47 32 79 

Retail 
(22,000 sq. ft.) 

38 24 62 104 113 217 

Indoor Self Storage 
(12,000 sq. ft.) 

I I 2 I 2 3 

Marina 8 17 25 36 24 60 
(315 Be1ths) 

Public Parking 
(200 spaces) 

105 28 133 31 94 125 

Total Trips 209 156 365 263 287 550 

.. Ji~~i.<i 
i(2,)vay). 

715 

1,017 

2,538 

30 

1,006 

925 

6,231 

With mixed use projects, !TE estimates that there will be a ce1iain amount of interaction 

between uses that will reduce the overall trip generation of the project. This interaction is 

called "internal capture". In other words, trips that would normally come from external 

sources would come from uses that are within the project, thus reducing the overall 

impact the development has on the surrounding roadways. !TE, in conjunction with a 

study conducted by the NCHRP (National Cooperative Highway Research Program), has 

summarized the internal trip capture reductions between various land uses. For this 

project, there is data in the !TE repo1i for interaction between the residential, retail and 

restaurant uses. Although interaction will occur between the remaining uses, since there 

is not data in the ITE and NCHRP repmi, no internal trip capture was assumed for the 

Marina use, the self-storage use and the public parking spaces. 

TherefoTe, an internal capture calculation was completed consistent with the 

methodologies in the NCHRP Repo1i and published in the !TE Trip Generation 

Handbook, 3•tl Edition. The resultant analysis indicates that there will be an internal tlip 
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capture reduction of seventeen percent (17%) in the A.M. peak hour and thirty-seven 

percent (37%) in the P.M. peak hour between the retail, restaurant and residential uses. 

The summary sheets utilized to calculate this internal capture rate for the weekday A.M. 

peak hour and P.M. peak hour are included in the Appendix of this report for reference. 

Table 3 indicates the total external trips that will access the proposed development. 

Table 3 
External Trip Generation 

B H b Vill M ' ay ar our at!e anna 

·••·•/. •' ii'Ti ···•·•··•·::.· .. ,\ .. :;; ,:-:,':; 'f, Ii 
. 'A:M. Peak II our .•· Week.day P.M,PeakHotir /.P~.~r·.• 

)1.ll>:'_:;··:\ '>Out'' Total.· In , Out' . TofaF '>(2sway) · . ,. ,,.,.,.,,,, 
Total Trip Generation 209 156 365 263 287 550 6,231 

Less Internal Capture -15 -18 -33 -72 -62 -134 -1,580 

Total External Trins 194 138 332 191 225 416 4,651 

The trips is Table 3 represent the number of trips ente1ing and exiting the project at the 

site access driveways on Main Street. 

The trips shown for the retail uses in Table 2 will also not all be new trips to the adjacent 

roadway system. !TE estimates that these retail uses may attract a significant amount of 

its traffic from vehicles already traveling the adjoining roadway system. This traffic, 

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

roadway system but does not decrease the actual dtiveway volumes. Lee County permits 

a maximum reduction of thirty percent (30%) of the retail ttips atttibuted to pass-by 

reduction. Therefore, Table 4 illustrates the number of net new !lips that the project will 

add to the sun-ounding roadways airer the pass-by reduction is applied to the retail uses. 

Also noted in Table 4 are the number of net new llips anticipated to be added to San 

Carlos Boulevard and roadways beyond Main Street due to the diverted nature of the llips 

associated with the 200 public parking spaces. As previonsly noted, the traffic associated 

with these 200 parking spaces would already be traveling to Fort Myers Beach. These 

trips are simply divetied to Main Street to access the parking structure. Therefore, the 

trips assodated with these 200 spaces will impact Main Street and the analysis will 

Page 7 



7: TRANSPORTATION 
K CONSULTANTS, INC. 

reflect that impact, but they will not create an additional impact to San Carlos Boulevard 

and roadways beyond. 

Table 4 
Trip Generation - Net New Trips 

Bay Harbour Villarre Marina 
" -

' ; .. 
·,·· · .. · L~ridlJ ~~ 

,,,·.y .. ··.; ,·, '< A.M. Pfak Ho\ii- ... ••iP.1\1,Peak.Hour' pa~{ >>-.:-~·>/' i ·.·•.·.i 
''. < ,, ,_.;_·,· 

d11i: 
,·o-:_,, ,•,•...-:.· ·,:-, -:.--:- :'•:·•·,,, 

·.·. 
· ... ·.' " '·In Total ·.In Out 'Total (2away) 

Total External Trips 194 138 332 191 225 416 4,651 

Less Retail Pass-bv Trips -9 -6 -15 -20 -21 -41 -480 

Total Net New Trips 185 132 
(Impact To Main Street) 

317 171 204 376 4,171 

Less Trips From Public Parking 
-105 -28 -133 -31 -94 -125 -925 

Spaces 

Total Trips 80 
(lmnact to San Carlos Blvd. & Beyond) 

104 184 140 110 250 3,246 

V. TRIP DISTRIBUTION 

The trips shown in Table 4 were then assigned to the surrounding roadway system based 

on the anticipated routes the drivers will utilize to approach the site during the peak hours 

of the adjacent street traffic (7-9 A.M. and 4-6 P.M.). TI1e trip distribution does not 

include the trips associated with the 200 public parking spaces. I 00% of the inbound trips 

are eastbound on Main Street and 100% are westbound ( outbound) that are associated 

with the parking spaces. The trip dishibution shown on Figure 2 reflects the traffic 

distribution of the proposed development (restaurant, retail, multifamily units, Marina 

and self-storage). Based on the distribution indicated within Figure 2, the external project 

traffic was assigned to the sunounding roadway network. Figure 3 illustrates the 

assignment of the project hips to the proposed site access drives (total trips shown in 

Table 3). 
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In order to detennine which roadway segments surrounding the site will be significantly 

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

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

vicinity of the subject site will accommodate greater than I 0% of the Peak Hour - Peak 

Direction Level of Service "C" volumes, as defined by the Lee County Generalized Level 

of Service Tables as provided by the Lee County Department of Transportation, Again, it 

should be noted that the impact percentage does NOT include the trips associated with 

the 200 public parking spaces, Those trips are included on the impact to Main Street 

between the project and San Carlos Boulevard. 

VI. FUTURE TRAFFIC CONDITIONS 

It was assumed that the project would be completed by the year 2021. Based on this 

projected build-out, the surrounding roadway network was analyzed under 2022 traffic 

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

links and intersections that could be significantly impacted by this development. The 

growth rates were obtained through compaiisons of annual traffic data from the 2014 Lee 

County Traffic Count Report. Based on the project distiibution illustrated on Figure 3, 

the link data was analyzed for the existing conditions, year 2022 without the development 

and yeai· 2022 with the development. Table 2A in the Appendix of the report indicates 

the methodology utilized to obtain the year 2022 build-out traffic volumes as well as the 

growth rate utilized for each roadway segment. The base year traffic volumes were 

obtained from the 20 I 4 Lee County Concurrency Management Report. 

Figure 4 indicates the year 2022 peak hour - peak direction traffic volumes and Level of 

Service for the various roadway links within the study area. Noted on Figure 4 is the 

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

development occur on the snbject site and the peak hour - peak direction volume and 

Level of Service for the weekday A.M. and P.M. peak hours with the development traffic 
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added to the roadways. These figures are derived from Table 2A contained 111 the 

Appendix. 

VII. PROJECTED LEVEL OF SERVICE AND IMPROVEMENTS 

In comparing the links' functional classification and calculated 2022 traffic volumes to 

the Service Volume Tables, it was detennined that none of the roadways inside the 

project's area of influence would be adversely impacted by the proposed development. 

Adverse impacts are defined as a degradation of the Level of Service beyond the adopted 

Level of Service Thresholds for those links as indicated in Table IA. In other words, all 

roadways analyzed as a result of the proposed development will maintain an acceptable 

Level of Service when the development traffic is added to the surrounding roadway 

network. Thus, the existing roadway network can accommodate the additional new 

vehicle trips the subject site is anticipated to generate, 

Although the proposed project does not have a significant impact (project trips greater 

than 10% of Level of Service "C" service volumes) on San Carlos Boulevard over the 

Fort Myers Beach Bridge, the Developer is proposing to provide 200 parking spaces in 

the proposed parking shucture for visitors to Fort Myers Beach to park and use the Lee 

Tran Trolley service to access the beach, thus reducing the amount of trips associated 

with the 200 parking spaces from traveling over the bridge and impacting Estero 

Boulevard in the Town of Fort Myers Beach. 

Turn lanes at the site access drive intersection with Main Street will be fu1iher evaluated 

at the time of Local Development Order application. 

VIII. COMPREHENSIVE PLAN AMENDMENT ANALYSIS 

The transportation related impacts of the proposed Comprehensive Plan Amendment 

were evaluated pursuant to the c11teria in the application document. This included an 
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evaluation of the long range impact (20-year horizon) and short range impact (5-year 

horizon) the proposed amendment would have on the existing and future roadway 

infrastrncture, 

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

subject site from Industrial to Central Urban, which would then permit the 7.58 acre site 

to include the maximum density of multi-family residential units and other commercial 

uses as an option for development within this parcel. Based on the existing land use 

designation (Industrial) the subject site could be developed with approximately 75,000 

square feet of industrial uses. With the requested land use change, the maximum 

residential density would increase to 15 units per acre as well as approximately 75,000 

square feet of commercial uses (office/retail, etc,). Table 5 identifies the maximum 

intensities that would be pennitted under the existing Land Use Category and the 

maximum land uses that would be pennitted if the Land Use Amendment is adopted by 

the Board of County Commissioners. 

Table 5 
Land Uses 

Bay Harbour Villa0 e Marina 
· · 7Lanil usecatego\: 

Existing Land Use 
Category 
(Industrial) 

Proposed Land Use 
Category 

(Central Urban) 

+/- 75,000 sq. ft. of Industrial uses 
(Assume I 0,000 sq. ~. pe1· Acre) 

75,000 sq. ft. of Commercial 
(Assume 10,000 sq. ft. per Acre) 

113 Residential Dwelling Units 
15 DU/Acre) 

The trip generation for the site was detennined by referencing the Institute of 

Transportation Engineer's (!TE) report, titled Trip Generation, 9'h Edition. Land Use 

Code l l O (Light Industrial) was utilized for the trip generation of the cun-ent pennitted 

land uses and Land Use 820 (Shopping Center) and Land Use Code 230 (Residential 

Condominium/Townhouse) were utilized for the trip generation purposes for the 

requested future land uses. Since most of the commercial uses are permitted in the 

Industrial Land Use category, the land uses assumed for the future land uses included an 
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additional 22,500 square feet of retail uses (LUC 820), and the balance of the 75,000 

square feet as office uses. Since 10% of the total industiial floor area is permitted to be 

developed as retail uses within the Industrial Land Use Category, and only 30,000 square 

feet of retail uses would be permitted on this site based on its location, an increase of 

22,500 square feet of retail uses would occur with the land use change from Industiial to 

Central Urban. The other commercial uses, such as office, would be pennitted in the 

cmTent land use categmy and therefore do not represent an increase in trips due to the 

land use change. Table 6 indicates the additional hip generation of the subject site based 

on the maximum pennitted densities under the proposed Land Use Category. 

Table 6 
Trip Generation 

Bay Harbour Villao-e Marina ·"'' 
\ .·· ...... •. ·•·• ,·' _-, 

', )<.A.M.PeakH011r ... ·• . ,P.M. Peak Hour.·.· .. 
Land.{Jse / ' i•ii. .... in ,, Ou.t .. Total_, I. In· Ou1:··.· Total 
Retail Uses 39 24 
(22,500 sq. ft.) 

63 106 115 221 

Multi-Family Residential 
( 115 Units) 

IO 48 58 45 22 67 

Total Trip Increase 49 72 121 151 137 288 

Long Range Impacts (20-year horizon) 

Daily· .. 
(2-way) 

2,275 

726 

3,001 

The Lee County Metropolitan Planning Organization's (MPO) 2035 Long Range 

Transportation Plan was reviewed to detennine if any future roadway improvements were 

planned in the vicinity of the subject site. Based on the review, there are no major 

roadway improvement in the vicinity of the subject site on the 2035 Financially Feasible 

Plan. The only improvement currently identified on the 2035 Long Range Transportation 

Plan in the vicinity of the subject site that are designated as "Contingent" based upon 

additional funding is the widening of San Carlos Boulevard between Summerlin Road 

and Kelly Road to a four lane divided roadway. 

The Lee County Metropolitan Planning Organization's (MPO) long range transportation 

travel model was also reviewed in order to determine the impacts the amendment would 
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have on the sutTounding area. The subject site lies within Traffic Analysis Zone (TAZ) 

1695. The model has both productions and attractions included in this zone, The 

productions include single-family dwelling units and multi-family dwelling units. The 

attractions include indush-ial employment, commercial employment, service employment 

and a school. Table 7 identifies the land uses cun-ently contained in the long range travel 

model utilized by the MPO and Lee County for the Long Range Transpmiation Analysis. 

_.,',-" 

Table 7 
TAZ 1695 

Land Uses in Existino- E+C Travel Model (2035) '" . LandUse.<Jatei:orv .. > > .. ,·., ' lntensitv •··· 
Single Family Dwelling Units 102 units 
Multi-Family Dwellin2: Units 857 units 

Industrial Employment 65 employees 
C01mnercial Employment 151 employees 

Service Employment 13 8 employees 
School Population 58 students 

. ·, 

The proposed change in land use designation on the subject site from Industrial to Central 

Urban would not have a substantial impact on the trip generation characteristics of the 

T AZ as included in the adopted 2035 travel model. The proposed 22,500 square feet of 

potential additional retail commercial floor area would have approximately 56 

employees. There is very little existing retail uses within this TAZ whereas the model has 

over 130 retail service employees modeled in the TAZ. The additional 56 employees will 

not impact the overall roadway network. In addition, the 113 multi-family residential 

dwelling units that would be permitted on the site are well below the number of dwelling 

units currently within this T AZ. Therefore, the additional nnits proposed would also not 

impact the productions being generated from this T AZ in the model files. 

A Level of Service analysis for the 203 5 Existing plus Committed roadway network is 

attached to this report for reference. The adopted 2035 Long Range Transpotiation Model 

was referenced to determine the projected 2035 traffic volumes and Level of Service on 

the roadways within a three-mile radius of the subject site. Table 3A and Table 4A in the 
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Appendix of this report outlines the Level of Service on the area roadways based on the 

adopted 2035 travel model. The resultant land use change will not impact the results of 

the Level of Service analysis as reported in the adopted 2035 travel model. 

Short Range Impacts (5-year horizon) 

The 2014/2015-2018/2019 Lee County Transportation Capital Improvement Plan and the 

2014-2018 Florida Department of Transportation Adopted Work Program were reviewed 

to detetmine the short term impacts the proposed land use change would have on the 

surrounding roadways. Based on this review there are no programmed improvements in 

the vicinity of the subject site. 

Table SA and Table 6A attached to this report indicate the projected 5-year planning 

Level of Service on the sun-ounding roadways based on the uses that are being requested 

with the concunent zoning request. From Table 6A, all of these roadways are anticipated 

to operate within their reconunended Level of Service standards as identified in the Lee 

County Comprehensive Plan. Therefore, based on this analysis no modifications will be 

necessary to the Lee County or FDOT shoti telTl1 capital improvement program. 
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IX. CONCLUSION 

The proposed Bay Harbour Village Marina comprehensive plan amendment and re-zone 

located along Main Street approximately 600 feet east of its intersection with San Carlos 

Boulevard in Lee County, Fl01ida will not reduce the Level of Service of Main Street or 

San Carlos Boulevard north of Main Street below the Level of Service standard as 

recommended in the Lee Plan. The existing roadway network can accommodate the 

additional new vehicle tiips the development is anticipated to generate. The 

comprehensive plan analysis also indicates that the land use change as being proposed 

will not require any modification to the Long Range Transportation Plan or the short term 

capital work programs adopted by the County and State. 

The Developer is also proposing to include 200 additional parking spaces within the 

parking strncture to be available to the public for parking and connecting with the Fort 

Myers Beach Trolley service to access Fort Myers Beach, which will reduce the traffic 

demand on the b1idge leading over to Fort Myers Beach. 

K:\2015'.04 Apii!\09 Compuss Rose Mmina Zoning\Sufficiency\8~! 2~2015 Report.doc 
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TABLE1A 
PEAK DIRECTION PROJECT TRAFFIC VS.10% LOS CLINK VOLUMES 

BAY HARBOUR MARINA VILLAGE REZONING 
#-

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 184 VPH IN= 80 OUT= 104 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 250 VPH IN= 140 OUT= 110 

PERCENT 

ROADWAY LOSA LOS B LOS C LOSD LOSE PROJECT PROJECT PROJ/ 

ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

San Carlos Blvd. S. of Main St. 2LN 0 140 800 860 860 35% 49 6.13% 

N. of Main St. 4LN 0 260 1,840 1,960 1,960 55% 77 4.18% 

N. of Buttonwood Dr. 4LN 0 260 1,840 1,960 1,960 65% 91 4.95°/o 

N. of Pine Ridge Rd, 4LN 0 260 1,840 1,960 1,960 45% 63 3.42% 

N. of Summerlin Rd. 2LN 0 140 800 660 860 15% 21 2.63% 

Main St. E. of San Carlos Blvd, 2LN 0 0 310 670 740 90% 211 68.06% 

E. of Buttonwood Dr. 2LN 0 0 310 670 740 100% 234 75.48% 

Buttonwood Dr. N. of Main St. 2LN 0 0 310 670 740 10% 14 4.52% 

Summerlin Rd. E. of Pine Ridge Rd. 6LN 0 410 2,840 2,940 2,940 40% 56 1.97% 

E. of San Carlos Blvd. 6LN 0 410 2,840 2,940 2,940 20% 28 0.99% 

W. of San Carlos Blvd. 4LN 0 260 1,840 1,960 1,960 10% 14 0.76% 

Pine Ridge Rd. E. of San Carlos Blvd. 2LN 0 0 310 670 740 20% 28 9.03% 

" Lee County Generalized Peak Hour Level of Service thresholds (2013} utilized, 



TOTAL PROJECT TRAFFIC AM"" 184 VPH 

TOTAL PROJECT TRAFFIC PM= 250 VPH 

ROADWAY SEOMENT """' San Carlos Blvd. N. of Main SL 

Main St. E. of San Carlos Blvd. 

E of Buttonwood Dr. 

IN= 

IN= 

TABLE 2A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

BAY HARBOUR MARINA VILLAGE REZONING 

BO OUT,, 104 

1,0 OUT"' "10 

2014 2022 

PKHR PK HR PK SEASON PERCENT 

BASE YR 2011 YRS OF ANNUAL PK SEASON PEAK DIRECTION PROJECT AM PROJ 

AQ.I -'"'I GROWTH RATE' PEAK DIR.2 
VOLUME ~ VIC TRAFFIC I.BAE£.!£ 

27,000 22,800 1.00% 1,045 1,132 C 0.58 65% 57 

3,773' 1.00% 166 169 C 0.26 90% 189 

3,773' 1.00% 166 169 C 0.26 100% 209 

1 A mlnlmum groWlh rate or one percent (1%)was utlliaed 

2022 

SCKGRND 

PM PROJ + AM PROJ 

TRAFFIC VOLUME LOS VIC 

77 1,189 C 0.61 

211 376 D 0.51 

234 396 D 0.54 

2 Data for San Cartos Blvd & Pine Ridge Rd was obteined from lhe 2014 Lee County Concurrency Management Report. Data for Main St was esUmated umlzlng traffic counl data obtained in 2010. 

* Represenls a 2009 MDT. Obtained from trafflo data collacted by TR Transportatton. 

AM & PM Pro]. Traffic On Main Sire et Includes trips from 200 space p<.lbllc parking spaces 

August 13, 2015 

2022 

BCKGRNO 

+ PM PROJ 

VOLUME .bQ.§ Yi£ 

1,209 C 0.62 

400 D 0.54 

423 D 0.57 
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WEEKDAY AM PEAK HOUR TRIP GENERATION 
Land Use Intensity 
Land Use 
Shopping Center 
General Office 
Restaurant 
Single-Family 
Multi-Family 
Hotel 

Land Use Code Unit Count Unit Type 
LUC 820 =- - ----- square feet 
LUC 71 0 square feet 
LUC 932 square feet 
LUC 210 dwelling units 
LUC 230 dwelling units 
LUC 310 occupied rooms 

Total Trip Generation of the Proposed Development 

Land Use Land Use Code 
AM Peak Hour 

In Out 
Shopping Center LUC 820 38 24 
General Office LUC 710 0 0 
Restaurant LUC 932 47 39 
Single-Family LUC 210 0 0 
Multi-Family LUC 230 10 47 
Hotel LUC 310 0 0 

Total Trips 95 110 

Total Trips to the Surrounding Roadway Network 

Trips 

Total Trips 
Less 16% IC 
Total Trips 

In 
95 
-15 
80 

AM Peak Hour 
Out 
110 
-18 
92 

Total 
_ 205 

-33 
172 

New Trips to the Surrounding Roadway Network 

Trips 

Total Trips 
Total Retail Trips 
Less 30% Pass-by 
Marina 
Self Storage 
Total Trips 

In 
80 
32 
-10 
8 
1 

79 

AM Peak Hour 
Out 
92 
20 
-6 
17 
1 

104 

Total 
172 
52 
-16 
25 
2 

183 

Total 
62 
0 

86 
0 

57 
0 

205 



Internal Capture Calculation Summary Sheet 
WEEKDAY AM PEAK HOUR 

Exit to External 

DD = = C]CJ 

Enter 

"" Total 
% 

Land Use A. Retail Uses 
Total Internal 
3" 3 
24 3 
62 6 

100% 10% 

External 
35 
2' 
56 

90% 
Enter from External 

20% 
Demand 

Exit to External 

s% I 
Demand 

Balanced 
s I 

Demand 

Land Use B - Restaurant 
Internal External Demand Balance Demand C]CJ = = C]CJ 

Enter 
Exll 

Total 
% 

Total 
47 
39 

12 3S 

' 35 =1 50% 24 11±11 20% I 20% 6 5% 

86 16 70 
100% 19% 81% 

Enter from External 

Net Ex.ternal Trips for Multi-Use Development 
Land Use A Land Use B 

Enter 35 35 
Exit 21 35 

Total 56 70 
Single-Use Trlp Gen. Est. 62 86 

Land Use C 
a 

3S 

" 57 

Total 
7S 
94 
173 Internal Capture Rate 

205 ~ 

9 
1 

14% I 
Demand 

Balanced 
I 2% 

Balanced 
I 1% 

Demand Demand 

Land Use C. ResldenUa! Uses Exit 10 External 
Total Internal External~ 

I= Enter 10 1 9 = Exit 47 9 3S 
Total S7 10 47 = 

% 100% 18% 62% CD 
Enter from External 



,., 

WEEKDAY PM PEAK HOUR TRIP GENERATION 
Land Use Intensity 
Land Use Unit Count 
Shopping Center -
General Office 
Restaurant 
Single-Family 
Multi-Family 
Hotel 

Unit Type 
square feet 
square feet 
square feet 
dwelling units 
dwelling units 

: occupied rooms 

Total Trip Generation of the Proposed Development 

Land Use 
PM Peak Hour 

Land Use Code In Out 
Shopping Center LUC 820 104 113 
General Office LUC 710 0 0 
Restaurant LUC 932 47 32 
Single-Family LUC 210 0 0 
Multi-Family LUC 230 44 22 
Hotel LUC 310 0 0 

Total Trips 195 167 

Total Trips to the Surrounding Roadway Network 

Trips 
PM Peak Hour 

In Out Total 
Total Trips 195 167 362 
Less 37% IC -72 -62 -134 
Total Trips 123 105 228 

New Trips to the Surrounding Roadway Network 

Trips 
PM Peak Hour 

In Out Total 
Total Trips 123 105 228 
Total Retail Trips 66 71 137 
Less 30% Pass-by -20 -21 -41 
Marina Trips 36 24 60 
Self Storage 1 2 3 

Total Trips 140 110 250 

Daily 
Total (2-Way) 
217 2,538 
0 0 
79 1,017 
0 0 

66 715 
0 0 

362 4,270 

Daily 
(2-Way) 

4,270 
-1580 
2,690 

Daily 
(2-Way) 

2,690 
1,599 
-480 
1,006 

30 
3,246 



29% I 
Demand 

Exit to External 

c.:IT::J <== = c::::K:J 
En1erlrom External 

Enter 
Exit 

Total 

Enter 

"" Total 
% 

Single-Use Trlp Gen. Est 

Internal Capture Calculation Summary Sheet 
WEEKDAY PM PEAK HOUR 

Land Use B - Restaurant 

Exit lo External 

C1CJ 
<== = CJI::J 

Enter from External 

so% I s2 

13 
Balanced 

1s I 

Demand 

Enter 
Exit 

Total 
% 

Total Internal External Demand 

47 19 28 <==1 14% 

32 19 13 18% 

79 38 41 
100% 48% 52% 

Net External Trips for Mll\li•Use Development 
Land Use A Land Use B 

82 28 
79 13 
181 41 
217 79 

Land UseC 
18 
6 

28 
66 

I 7 
8 

Total 
128 
100 
228 
362 

Land Use A• Retail Uses 
Total Internal External 
104 22 82 
m 34 79 
217 56 161 

100% 26% 74% 

Balance Demand 

11±11 21% I 5 
16% 7 

Internal Capture Rate 

~ 

28% 29 
Demand 

20 
Balanced 

I 46% 
Demand Demand 

Land Use C. Residential Uses Exit to External 
Total Internal External CC] 

I= Enter '4 26 18 <== Bdt 22 14 8 = Total 66 '° 26 
% 100% 81% 39% DD 

Enterfrom External 



Table 7.2a Adjusted Internal Trip Capture Rates for Trip Destinations within a Multi-Use Development 

Land Use Pairs 
Weekday 

AM Peak Hour PM Peak Hour 

From Office 0.0% 0.0% 

From Retail 4.0% 31.0% 

To OFFICE 
From Restaurant 14.0% 30.0% 

From Cinema/Entertainment 0.0% 6.0% 

From Residential 3.0% 57.0% 

From Hotel 3.0% 0.0% 

From Office 32.0% 8.0% 

From Retail 0.0% 0.0% 

To RETAIL 
From Restaurant 8.0% 50.0% 

From Cinema/Entertainment 0.0% 4.0% 

From Residential 17.0% 10.0% 

From Hotel 4.0% 2.0% 

From Office 23.0% 2.0% 

From Retail 50.0% 29.0% 

To RESTAURANT 
From Restaurant 0.0% 0.0% 

From Cinema/Entertainment 0.0% 3.0% 

From Residential 20.0% 14.0% 

From Hotel 6.0% 5.0% 

From Office 0.0% 1.0% 

From Retail 0.0% 26.0% 

To CINEMA/ENTERTAINMENT 
From Restaurant 0.0% 32.0% 

From Cinema/Entertainment 0.0% 0.0% 

From Residential 0.0% 0.0% 

From Hotel 0.0% 0.0% 

From Office 0.0% 4.0% 

From Retail 2.0% 46.0% 

To RESIDENTIAL 
From Restaurant 5.0% 16.0% 

From Cinema/Entertainment 0.0% 4.0% 

From ResJdential 0.0% 0.0% 

From Hotel 0.0% 0.0% 

From Office 0.0% 0.0% 

From Retail 0.0% 17.0% 

To HOTEL 
From Restaurant 4.0% 71.0% 

From Cinema/Entertainment 0.0% 1.0% 

From Residential 0.0% 12.0% 

From Hotel 0.0% 0.0% 



Table 7.1a Adjusted Internal Trip Capture Rates for Trip Origins within a Multi-Use Development 

Land Use Pairs 
Weekday 

AM Peak Hour PM Peak Hour 

To Office 0.0% 0.0% 

To Retail 28.0% 20.0% 

From OFFICE 
To Restaurant 63.0% 4.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 1.0% 2.0% 

To Hotel 0.0% 0.0% 

To Office 29.0% 2.0% 

To Retail 0.0% 0.0% 

From RETAIL 
To Restaurant 13.0% 29.0% 

To Cinema/Entertainment 0.0% 4.0% 

To Residential 14.0% 26.0% 

To Hotel 0.0% 5.0% 

To Office 31.0% 3.0% 

To Retail 14.0% 41.0% 

From RESTAURANT 
To Restaurant 0.0% 0.0% 

To Cinema/Entertainment 0.0% 8.0% 

To Residential 4.0% 18.0% 

To Hotel 3.0% 7.0% 

To Office 0.0% 2.0% 

To Retail 0.0% 21.0% 

From CINEMA/ENTERTAINMENT 
To Restaurant 0.0% 31.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 0.0% 8.0% 

To Hotel 0.0% 2.0% 

To Office 2.0% 4.0% 

To Retail 1.0% 42.0% 

From RESIDENTIAL 
To Restaurant 20.0% 21.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 0.0% 0.0% 

To Hotel 0.0% 3.0% 

To Office 75.0% 0.0% 

To Retail 14.0% 16.0% 

From HOTEL 
To Restaurant 9.0% 68.0% 

To Cinema/Entertainment 0.0% 0.0% 

To Residential 0.0% 2.0% 

To Hotel 0.0% 0.0% 



LEE COUNTY GENERALIZED 

SERVICE VOLUMES TABLE 



_ Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
Sept. 2013 c:\input4 

Uninterrupted Flow Highway 
Level of Service 

Lane Divided A B C D 
1 Undivided 120 420 840 1,190 
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 Undivided • 140 800 860 
2 Divided • ;260 1,840 1,960 
3 Divided • 410 2,840 2,940 
4 Divided • 550 3,840 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 • • 310 670 
1 Divided * • 330 710 
2 Undivided * • 740 1,460 
2 Divided * • 780 1,530 

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 

1,460 
1,530 

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. 



TRAFFIC DATA FOR PCS #8, 19, 38 & 

44 FROM THE 2014 LEE COUNTY 

TRAFFIC COUNT REPORT 

i ! 



2014AADT= 

Hour N"B_:····. -:513 '.'-' _TOtal · 

0 1.12% 0.65% 0.89% 

0.74% 0.40% 0.57% 

2 0.57% 0.27% 0.42% 

3 0.31% 0.20% 0.26% 

4 0.35% 0,30% 0.32% 

5 0.65% 0.76% 0.70% 

6 1.63% 2.61% 2.12% 

7 3.05% 5.45% 4.26% 

4.52% 6.71% 5.62% 

5.63% 7.21% 6.42% 

10 6.07% 7.08% 6.58% 

11 6.07% 7.15% 6.61% 

12 6.10% 7.12% 6.61% 

13 6.40% 6.88% 6.64% 

14 7.25% 6.71% 6.97% 

15 8.02% 6,85% 7.43% 

16 8.39% 6.88% 7.63% 

17 7.42% 6.76% 7.09% 

18 5.98% 5.93% 5.96% 

19 5.04% 4.71% 4.87% 

20 4.71% 3.53% 4.12% 

21 4.30% 2.77% 3.53% 

22 3.55% 1.94% 2.74% 

23 2.14% 1.12% 1.63% 

PCS 8 - San Carlos Blvd (SR 865) south of Prescott St 
22,800 VPD 

January 1.05 

February 1.14 

March 1.13 

April 1.11 

May 1.01 

June 0.95 

July 0.97 

August 0,86 

September 0.79 

October 0.97 

November 1.01 

December 1.01 

Day of 1/Veek; fr4Cth>n 

Sunday 0.97 

Monday 0.97 

Tuesday 0.9S 

Wednesday 0.98 

Thursday 0.99 

Friday 1.07 

Saturday 1.07 

AM 0.64 SB 

PM 0.55 NB 

b<is1i:iil:H~Qr,liolt:iri/o 
# . : VOl!Jl"Oei 'Factor 

2088 0.092 

10 2062 0.090 

20 2033 0.089 

30 2013 0,088 

50 1991 0.087 

100 1948 0.085 

150 1921 0.084 

200 1901 0.083 

9.00% 

8.00% 

7.00% 

6.00% 

5.00% 

4.00% 

3.00% 

2.00% 

1.00% 

0,00% 

Hour of Day 

·--• 

' 
"' 

tli4---H++-l-f-+-l-+-I-H--l-1-''lii,-. 
I 

-+-NB -ill-SB ~Total 

~---------------------------~ 

15 
1.4 
1.3 
1.2 
1.1 

1 
0.9 
0.8 
0.7 
0.6 
0.S 

Month of Year 



2014AADT= 

Hour -.'··ES W,B Total' 
•. 

0 0.68% 0,58% 0.63% 

1 0.38% 0.32% 0.35% 

2 0.28% 0.20% 0.24% 

3 0,32% 0.17% 0.24% 

4 0.55% 0.37% 0.46% 

5 0.85% 1.10% 0.97% 

6 2.05% 2.74% 2.39% 

7 3.76% 5.23% 4.50% 

4.94% 6.39% 5.66% 

9 6.16% 6.63% 6.40% 

10 7.13% 6.91% 7.02% 

11 7.14% 7.47% 7.31% 

12 7.14% 7.70% 7.42% 

13 7.24% 7.58% 7.41% 

14 7.52% 7.65% 7.59% 

15 8.20% 7.61% 7.91% 

16 8.39% 7.26% 7.82% 

17 7.52% 6.53% 7.03% 

18 5.59% 5.42% 5.51% 

19 4.11% 4.06% 4.09% 

20 3.31% 3.05% 3.18% 

21 2.88% 2.41% 2.65% 

22 2.40% 1.68% 2.04% 

23 1.46% 0,93% 1.19% 

PCS 19 - Summerlin Rd west of Winkler Rd 
33,500 VPD 

MOT\th:.Of)'eai- Fr81ct1!'.!n 

January 1.1 

February 1.21 

March 1.24 PM 0.54 I EB 
April 1.1 

May 0.92 

June 0.84 

July 0.86 

August 0.8 

September 0.76 

October 0.97 

November 0.99 

December 1.02 

oay.ofWee;k Fraction PfeisiQ"fi:'lidu(.V91!.ime 

Sunday 0.84 V~'iUine Factor ·,. 
Monday 5 7042 0.210 

Tuesday 1.05 10 3754 0.112 

Wednesday 1.01 20 3557 0.106 

Thursday 1.01 30 3477 0.104 

Friday 1.09 50 3404 0.102 

Saturday 0.99 100 3343 0.100 

150 3267 0.098 

200 3231 0.096 

~--- _________________ ,, ___ _ -----·----

Hour of Day 
10.00% 

8,00% 

6.00% -

4.00% V ' l-+-1-+-H-+t, i<'~1-+- --H-+-t-+--t-l-~±-1-- -
~ '"'-LI 

2.00% 
.~ j1 

0.00% ~"'""~".LUJ_J__Ll_l_LU_LLL_LUD 

1.5 

1.3 

1.1 

0.9 

0.7 

1 2 3 4 5 6 7 8 9 1011121314·15161718192021222324 

-t-EB -WB -W-Total 

Month of Year 

- -



PCS 38 - McGregor Blvd north of Kelly Rd 

2014AADT 15,800 VPD 
Hour of Day 

'7.Nt 
.,,,. 

1/-c Hour ··sa:• rota1 MOl'lth Ot.Yll~·r Fl'aCti01l 12.00% 

0 0.75% 0.36% 0.56% January 1.12 ?Iii~'" ... >:?·•· I 
0.37% 0.25% 0.31% 0.72 I 

10.00% 

J 1 February 1.26 AM SB .,,...--.. 
2 0.22% 0.22% 0.22% March 1.26 PM 0.59 I NB 8.00% 

I ~ ... ~ 
3 0.12% 0.19% 0.15% April 1.13 6.00% 

4 0.16% 0.38% 0.27% May 0.94 
,~ 

I, '=fii 4.00% J-1-

5 0.50% 1.71% 1.11% June 0.87 , r; ~ 

6 1.64% 4.13% 2.91% July 0.86 
2.00% , tJ ff 

7 3.33% 6.62% 5,00% August 0.84 0.00% 

8 4.31% 7.57% 5.97% September 0.8 1 2 3 4 5 6 7 8 9 10 1112 13 1415 1617 18 19 20 2122 23 24 

9 5.14% 7.18% 6.18% October 0.93 -+-NB ...... ,. ~Total 

10 6.07% 7.40% 6-74% November 1 

11 6.56% 7.82% 7.20% December 1.07 

12 7.20% 7.56% 7.38% 

13 7.35% 7.14% 7.24% Month of Year 
14 8.14% 7.40% 7.77% bay of Week Fl'~OtlOn :Cleslgn,hf9\irNQli/rne 1.5 

15 9,16% 7.19% 8.15% Sunday 0.82 '#j ~ti,ume 'Fi.cfOf 1.3 
'· -:- '. _,,, ...._ 

16 9.62% 6.66% 8.11% Monday 1.01 5 1787 0.113 1.1 

17 8.79% 5.64% 7.19% Tuesday 1.04 10 1738 0.110 '- ----0.9 
18 6.15% 4.54% 5.33% Wednesday 1.05 20 1709 0.108 ----
19 4.19% 3.39% 3.78% Thursday 1.03 30 1686 0.107 0.7 

20 3.07% 2.57% 2.82% Friday 1.08 50 1664 0.105 0.5 

21 3.02% 1.97% 2.48% Saturday 0.96 100 1618 0.102 fl><:", 'l,.t:', ~o' i.~ ~·~ ~· ._,,s.:... ❖c} q,<..r!J.~r;;,"-

22 2.62% 1.37% 1.94% 0.100 ~'V ~"' ~'I> .. ,. .... ~ #cPifjf 
150 1584 \'rl' «.:& ~e, ot:;i ,:,.((; ~,;;, 

23 1.63% 0.74% 1.18% 200 1561 ·0.099 
',lb-Q. ~0 <:;Jq; 

. 



2014AADT= 

Hour <NB,:,, I ·-.. sEf,' Total 

0 0.80% 0.62% 0.71% 

1 0.54% 0.38% 0.46% 

2 0.37% 0.28% 0.33% 

3 0.21% 0.23% 0.22% 

4 0.27% 0.34% 0.30% 

5 0.73% 0.69% 0.71% 

6 1.87% 2.01% 1.94% 

7 4.58% 4.15% 4.36% 

8 5.96% 6.15% 6.06% 

9 6.81% 7.55% 7.18% 

10 6.96% 7.75% 7.35% 

11 6.97% 7.72% 7.35% 

12 6.78% 7.68% 7.23% 

13 6.74% 7.26% 7.00% 

14 6.83% 7.34% 7.09% 

15 6.91% 7.06% 6.99% 

16 7.05% 6.49% 6.77% 

17 6.49% 6.43% 6.46% 

18 5.72% 5.55% 5.63% 

19 5.05% 4.61% 4.83% 

20 4.51% 3.65% 4.08% 

21 3.85% 2.76% 3.30% 

22 2.61% 2.15% 2.38% 

23 1.40% 1.14% 1.27% 

PCS 44 - Estero Blvd north of Donora Blvd 
13,500 VPD 

Mrinth of Year Fractlori 
-_+ ••.. ,·.:,: 

i 
January 1.09 .... 
February 1.09 AM 0.52 NB 

March 1.04 PM 0.52 NB 
April 1.1 

May 

June 0.95 

July 1.01 

August 0.9 

September 0.81 

October 0.97 

November 1.05 

December 

DayofWeek Fraction 00siQhHot.ir:.Vblume 

Sunday 0.91 

Monday 0.98 1321 0.098 

Tuesday 10 1296 0.096 

Wednesday 1.01 20 1274 0.094 

Thursday 1.02 30 1263 0.094 

Friday 1.06 50 1240 0.092 

Saturday 1.01 100 1214 0.090 

150 1194 0.088 

200 1175 0,087 

10.00% 

8.00% 

6.00% 

4.00% 

2.00% 

Hour of Day 

! 
I 

' ' ,, 
0.00% °!"l~!ellil•'l'...LJ_j__L_Ll_LJ_l_j_l_LJ_j__L_LJ_j 

1.5 

1.3 

1.1 

0.9 

0.7 

- -

-+-NB ..... SB ~Tota! 

Month of Year 

- - -



' \ 

TRAFFIC DATA FROM THE 2014 LEE 

COUNTY TRAFFIC COUNT REPORT 



RICHMOND AVE 

Ri.billli6No,AVE. i 

SAN CARLOS BLVD 

SAN.CARLOS BL 

SOFW9THST 

N OF SUMMERLIN RD 

900 

377 1400 1900 1800 1600 1500 1500 

379 17200 16400 15300 14500 15300 13700 8 



' . ' ' ' 

TRAFFIC DATA FROM THE 2014 LEE 

COUNTY CONCURRENCY REPORT 



PERFORMANCE 
2013100th EST 2014 100tl1 FORECAST 

ROAD HIGHEST HR HIGHEST HR FUTURE VOL 
cos CAPACITY LOS VOLUME LOS VOLUME LOS VOLUME 

PALM BEACH BL(SR 
1-75 SR 31 6LD D 2,960 A 1,489 A 1,500 A 1,815 20100 80' 

PALM BEACH BL (SR SR 31 BUCKINGHAM RD "° D 1,960 8 1,491 8 1,496 8 1,711 20200 80' 
PALM BEACH BL (SR BUCKlNGHAM RO WERNER OR 4LD D 2,940 A 78S A '" 8 1,509 20300 80> 
PALM BEACH BL (SR WERNER DR JOEL BL 4LO C 2,320 A 553 A 553 A 61' 20330 

'°' PALM BEACH BL (SR JOEL BLVD HENDRY COUNTY LINE 4LD C 2,320 A SS3 A 564 A 600 20400 SOL 
PALOM!NO RO" DAN!ELS PKWY PENZANCE BL 2LU E 860 C 208 C 2oa C 228 20500 
PARK MEADOW DR· SUMMERLIN RD US41 2LU E 860 C '33 C '" C "' 20600 

PENZANCE BL' RANCHETTE RD SIX MILE CYPRESS PKWY 2LU E 860 C '" C ''" C '" 20800 

CoJ1stralJ1ed iJJ pert v/c 
PINE ISLAND RD STR!NGFELLOW Bl BURNT STORE RD 2LN E am E '" E so, E 6SO "'0,63; Bridge UJJder 20900 

construction 
PINE ISLAND RO (SR 

BURNT STORE RO CHIQUITA BL 4LD C 2,160 A 6'6 A 622 A 62, 21000 78\" 
PINE ISLAND RO {SR 

CHIQUITA BL SANTA BARBARA BL 4LD C 2,160 8 1,737 8 1,737 8 1,737 21100 75\• 
PINE ISLAND RO (SR SANTA BARBARA BL DEL PRADO BL 4LD C 2,160 8 1,828 8 1,828 8 1,831 21200 

"' PINE ISLAND RD (SR DEL PRADO BL BARRETT RD 4LD E 2,160 A 1,085 A 1,086 A 1,086 21300 
78' 
PINE ISLAND RD (SR 

BARRETT RD US41 "° E 2,160 A 1,085 A 1,085 A 1,180 21400 

'" PINE ISLAND RD (SR 
US41 BUSINESS41 4LO E 1,720 C 1,208 C 1,209 C 1,209 21500 

"' P!NE RIDGE RD• SAN CARLOS BL SUMMERLIN RD 2LU E 860 C 4'8 C .,, D 560 21600 
P!NE RIDGE RO SUMMERLIN RD GLADIOLUS BL 2LU ' 860 C 2'3 C '" C 457 21700 
PINE RIDGE RD GLADIOLUS DR McGREGOR BL 2LU ' 860 C 2"4 C 284 C 284 21800 

PLANTATION RD SIX MILE CYPRESS PKWY DANIELS PKWY 2LU E 860 C 20, C 222 C 35, 21900 

PLANTATION RD DAN!ELS PKWY IDLEWILD ST 2LU E 860 D 636 D 040 ' 898 
RoUJJdaboul al Crystal 22000 
Dr IJJ FY 14/15 

PLANTATION RD IDLEW!LD ST COLONIAL BL <LO E 1,790 C 4,3 C 473 C m 22050 
PONDELLA RD PINE ISLAND RD {SR 78) ORANGE GROVE BL 4LD ' 1,900 8 8,0 8 ''° 8 8'0 22100 

PONDELLARD ORANGE GROVE BL US41 4LD E 1,900 8 1,115 8 1,115 8 1,192 22200 

PONOELLA RO us 41 BUSINESS41 4LD E 1,900 8 sea B sea 8 992 22300 
PRICHETT PKWY' BAYSHORE RD RICH RD 2LU E 860 C " C " C 467 22400 

RANCHETTE RD" PENZANCE BL IDLEWILD ST 2LU E 860 C 89 C 89 C " 22500 

R!CHRD' SLATER RO PRITCHETT PKWY 2LU E 860 C 54 C 56 C 56 22600 

RICHMOND AVE' LEELAND HEIGHTS BL E12lhST 2LU E 860 C ,0 C " C " 22700 

RICHMOND AVE' E 121h ST GREENBRIAR BL 2LU E 860 C 56 C " C " 22800 

RIVER RANCH RD' WILLIAMS RO CORKSCREW RD 2LU E 860 C 92 C 92 C ,24 22900 
SAN CARLOS BL (SR ESTERO BL MAIN ST 2LB E 1,100 8 1,045 8 1,045 8 1,053 

Constrained In part vie 23000 
865\ "'0.95 
SAN CARLOS BL {SR MAIN ST SUMMERLIN RD 4LD E 1,780 
8651 8 1,045 8 1,045 C 1,245 23100 



'.-. 1 

TRAFFIC COUNT DATA FOR 

MAIN STREET 



Start 
Time 

12:00 
AM 

01:00 
02:00 
03:00 
04:00 
05:00 
06:00 
07:00 
08:00 
09:00 
10:00 
11:00 
12:00 

PM 
01:00 
02:00 
03:00 
04:00 
05:00 
06:00 
07:00 
08:0D 
09:00 
10:00 
11:00 
Lane 
Day 

AM Peak 
Vol. 

PM Peak 
Vol. 

Comb. 
Total 

04-May-09 
EB WB 

6 3 
5 6 
4 2 
7 2 
4 7 

11 17 
103 53 
124 75 
113 9B 

117 103 
127 128 
151 142'· 

133 136 
161 148 
129 141 
150 173 
171 144 
156 119 
105 114 
110 160 

52 91 
40 119 
32 33 
11 10 

2012 2024' 
4036 

11:00 ·1r:oo· 
151 142 

16:00 15:00 
1'1 m 

4036 

TR Transportation Consultants, Inc. 
13B81 Plantation Road, Suite 11 

Fort Myers, FL 33912-4339 

Page 1 

Site Code: beach 
Station ID: 

Latltude: O' 0.000 South 

Tu,;'" --·- --· Wed ··- -· --·-- Thu ------,,~,,------s~,-,------s~,-,----w-,-,k-A~,-,-ra-ge--
E~.----------.YY.~ EB WB EB WB EB WB EB WB .E~-- -

____ ws _______ EB __V;!B ___ - ---- -- -·-· ·-· -· .... -~---~- --
5 3 
5 3 
2 1 
1 2 
7 9 

13 19 
91 55 

140 60 
107 108 
136 127 
142 101 

·154 .. 144:. 

4 
3 
2 
4 
6 

13 
98 

127 
102 
114 
127 
140 

2 
2 
3 
2 

10 
16 
50 
76 

100 
113 

9B 
t.io 

5 
9 
4 
1 
6 

12 
102 
126 
119 
114 
106 
.143 

152 139 14,6 121 .14.? 
142 ·151 144 144 137 
107 142 136 136 139 
113 128 133 186 134 
107 129 120 145 109 
102 114 89 105 129 
105 93 B6 77 108 

84 64 87 77 106 
70 85 68 69 69 
~ 109 00 1~ ~ 
28 35 23 36 41 

5 5 24 13 18 

10 a 7 
3 5 1 
5 5 3 
2 3 5 
6 6 7 

13 13 20 
60 103 54 
79 16~ 83 
97 124 119 
16 132 107 
12 139 130 
25 143 _'139" 

34 186. 141 
54 140 152 
56 125 · 15~· 
5~. 132 161 

121 143 151 
122 121 106 

96 110 106 
94 91 97 
73 90 81 
36 62 137 
49 37 70 
20 25 18 

13 13 . 7 6 
3 2 . . 6 3 
6 4 . . 4 3 
5 5 . . 4 3 
2 5 . . 5 7 
5 15 . . 11 17 

70 38 . . 94 52 
111 54 . . 133 75 
76 83 . 107 101 
93 ,;• 93 . 116 110 -
96 93 . . 123 110 

' -136 " 
. . , .... "-~1,i.\.'T!:- ;···-,'.·1•w-· 

99 62 ff ~~-:.:i~i~~ ,26 

115 98 . . 138 141 
86 109 . 120 141 

104 117 . . 126 ,:··:.·r',0\;t54,' 
113 113 127 134 
114 83 . . 116 108 
.,ss- 110 . 113 99 

99 90 . . 96 100 
100 107 . 75 64 
43 ... 160 . . 50 134 
34 . 95 . . 32 53 
26 28 . 18 16 

-T868--1866- 1856------:rssf 1925 1941 2100 2056 1707 1685 0 o i910 1907 

... 11 :otP4 
· 11:00- 11 :o~?.1

9
-- 11:00· -- 11:0~~~?. 11:00 01:0°6

156
11:00---:r:i:oif-~

2'-o~,-,o~o---~0
'-----1~1~,o~t•~

1
~
7
~17"~00~ 

12~a6-· ... ,i:66--·-,21:cig -·1i:6g--·12~6~·- 15~~~ ,i:~~ 1;":ii~:-~1~a~~ii~1--2~1~:~s:e---------1~2f~~~,f--1~i~:ii~: 
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DIRECTIONAL VOLUMES 



:)~ 
/J; 
~ 

'. m···· ·. 

·.~ 3~ .. : 

~98 ~· 

. . ~~1685 /:'-·~ 
11638 s 

0 tJ;, 
Po. 

' .. lcants, Inc.) t -011 consu Transporta I eel to TR 

(Licens ..••..•••... --==~····-,., ... _, . .,._,. .. ,_ 



/ 

1367 

1352 

16635 i ----1~ -~:--- -- _2_0423 2~ -----

---+--''" 915 ___ _ 

2884 
2998 

I 
c:i 

:~w ~ ~ ~w 
WW 

' 
@L!JllJGJ ~~~- -- _______ -:-:.2,03ass:~-,-~ ;;:~. -- ""'"0C0,''•' 

Cost Feasible Model 
(Uce11sed to TR T ransportation C ---~..:::'.o'.'.,1'."s11u1tlt"1a11nt,t,;·, l 

_ •-------- I nc.) 



,j ,-, \ 
(,1' "j 

2035 LEVEL OF SERVICE ANALYSIS 

TABLE3A&4A 

I . 



ROADWAY 

Summerlin Road 

Pine Ridge Rd. 

San Carlos Blvd. 

Estero Blvd. 

McGregor Blvd. 

TABLE 3A 
LEVEL OF SERVICE THRESHOLDS 

BAY HARBOUR VILLAGE MARINA CPA 

ROADWAY SEGMENT EXISTING CONDITIONS 

FROM TO # Lanes Roadwa:t Designation 

McGregor Blvd. San Carlos Blvd. 4LD Class I -Arterlal 

San Carlos Blvd. Pine Ridge Rd. 6LD Class I - Arterial 

Pine Ridge Rd. Bass Rd. OLD Class I - Artertal 

San Carlos Blvd. Summerlin Rd. 2LN Class I -Arterial 

Summerlin Rd. Gladiolus Dr. 2LN Class I - Arterial 

Estero Blvd. Main SI. 2LB Class 1 -Arterlal 

Main St. Summerlin Rd. 4LD Class 1 -Arterial 

Summerlin Rd. Kelly Rd. 2LN Class 1 - Arterial 

Center St. Tropical Shores Way 2LN Class I - Arterial 

Tropical Shores Way Voorhis St. 2LN Class I - Arterial 

Summerlin Rd. San Carlos Blvd. 4LO Class 1 • Arterial 

LOSA LOSB LOS C LOS D LOSE 

VOLUME VOLUME VOLUME VOLUME YQlJ!M..5 

0 260 1,840 1,960 1,960 

0 410 2,840 2,940 2,940 

D 410 2,840 2,940 2,940 

0 140 800 860 [;] 0 140 800 860 0 

0 140 800 860 860 

0 260 1,840 1,960 1,960 

0 140 BOO 860 860 

0 140 800 860 [;] 0 140 800 860 0 

0 260 1,840 1,960 ~ 

c:J -Denotes the LOS Standard for each roadway segment 



TABLE 4A 
ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

BAY HARBOUR VILLAGE MARINA CPA 

2035 BACKGROUND 

PEAK DIRECTION 

2035 AADT 100TH HIGHEST PM PKHR TRAFFIC VOLUMES 

ROADWAY SEGMENT FSUTMS LCDOT PCS OR PEAKSEASON BACKGROUND K-100 HOUR PKDIR DIRECTIONAL PEAK NORTH/EAST SOUTH/WEST 

ROADWAY ffiQM. IQ PSWDT FOOT SITE# EA.QIQ..B !B8.Efil, FACTOR 2-WAY VOLUME FACTOR DIRECTION VOLUME LOS VOLUME LOS 

Summerlin Road McGregor Blvd. San Carlos Blvd. 40,866 19 1.400 29,190 0.1000 2,919 0.54 EAST 1576 C 1,343 C 

San Car1os Blvd. Pine Ridge Rd. 44,932 19 1.400 32,094 0.1000 3,209 0.54 EAST 1733 C 1,476 C 

Pine Ridge Rd. Bass Rd. 56,799 19 1.400 40,571 0.1000 4,057 0.54 EAST 2191 C 1,866 C 

Pine Ridge Rd. San Carlos Blvd. Summerlin Rd. 12,298 19 1.400 8,784 0.1000 878 0.54 EAST 474 C 404 C 

Summerlin Rd. Gladiolus Dr. 7,166 19 1.400 5,119 0.1000 512 0.54 EAST 276 C 236 C 

San Carlos Blvd. Estero Blvd. Main St. (Bridge) 30,830 8 1.350 22,837 0.0850 1,941 0.55 NORTH 1068 F 873 F 

Main SL Summerlin Rd. 36,142 6 1.350 26,772 0.0850 2,276 0.55 NORTH 1252 C 1,024 C 

Summerlin Rd. Kelly Rd. 14,882 1.350 11,024 0.0850 937 0.55 NORTH 515 C 422 C 

Estero Blvd. Center St. Tropical Shores Way 27,844 44 1.280 21,753 0.0900 1,958 0.52 NORTH 1018 F 940 F 

Tropical Shores Way Voorh!s St. 23,324 44 1.280 18,222 0.0900 1,640 0.52 NORTH 853 D 787 C 



TABLESA&6A 

5-YEAR PLANNING LOS ANALYSIS 

COMP PLAN ANALYSIS 



TABLE 5A 
PEAK DIRECTION PROJECT TRAFFIC VS.10% LOS CLINK VOLUMES 

BAY HARBOUR MARINA VILLAGE COMP PLAN 5-YEAR ANALYSIS 
August 13,2015 

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 121 VPH IN= 49 OUT= 72 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 288 VPH IN= 151 OUT= 137 

PERCENT 

ROADWAY LOSA LOSB LOS C LOS D LOSE PROJECT PROJECT PROJ/ 

ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

San Carlos Blvd. S. of Main St. 2LN 0 140 800 860 860 35% 53 6.61% 

N. of Main St. 4LN 0 260 1,840 1,960 1,960 55% 83 4.51% 

N. of Buttonwood Dr. 4LN 0 260 1,840 1,960 1,960 65% 98 5.33% 

N. of Pine Ridge Rd. 4LN 0 260 1,840 1,960 1,960 45% 68 3.69% 

N. of Summerlin Rd. 2LN 0 140 800 860 860 15% 23 2.83% 

Main St. E. of San Carlos Blvd. 2LN 0 0 310 670 740 90% 221 71.26°/o 

E. of Buttonwood Dr. 2LN 0 0 310 670 740 100% 245 79.03% 

Buttonwood Dr. N. of Main St. 2LN 0 0 310 670 740 10% 15 4.87% 

Summerlin Rd. E. of Pine Ridge Rd. 6LN 0 410 2,840 2,940 2,940 40% 60 2.13% 

E. of San Carlos Blvd. 6LN 0 410 2,840 2,940 2,940 20% 30 1.06% 

W. of San Carlos Blvd. 4LN 0 260 1,840 1,960 1,960 10% 15 0.82% 

Pine Ridge Rd. E. of San Carlos Blvd. 2LN 0 0 310 670 740 20% 30 9.74% 

* Lee County Generalized Peak Hour Level of Service thresholds (2013) utlllzed. 



TABLE 6A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

BAY HARBOUR MARINA VILLAGE COMP PLAN 5-YEAR ANALYSIS 
August 13, 2015 

TOTAL PROJECT TRAFFIC AM» 121 VPH IN"' 49 OUT"' 72 

TOTAL PROJECTTAAFFIC PM~ 288 VPH IN"' 151 OUT"' 137 

2014 2020 2020 2020 

PK HR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

BASE YR 2011 YRS OF ANNUAL PK SEASON PEAK DIRECTION PROJECT AM PROJ PM PROJ + AM PROJ + PM PROJ 

ROADWAY SEGMENT EQfil! ADT .@I GROWTH RATE1 PEAK DlR.2 VOLUME .bQ§. VIC TRAfFIC TRAFFIC TRAFFIC VOLUME bQ§ VIC VOLUME LOS YJS;. 

San Carlos Blvd. N. of Main St. 27,000 22,800 1.00% 1,045 1,109 C 0.57 56% 40 83 1,149 C 0.59 1,192 C 0.61 

Main St. E. of San Carlos Blvd. 3,773' 1.00% 166 185 C 0.25 90% 160 2'1 345 D 0.47 406 D 0.55 

E. of Buttonwood Dr. 3,773' 1.00% 166 185 C 0.25 100% 177 245 362 D 0.49 430 D 0.58 

1 A minimum growth rate of one perGenl (1%) was utilized 

2 Data for San Carlos Blvd & Plrw Ridge Rd was obtained from the 2014 Lee County Concurrency Management Report. Data for Main St was es~maled utilizing traffic count data obtained In 2010. 

* Represents a 2009 MDT. Obtained from traffic dala collected by TR Transportation. 

AM & PM Pro). Traffic On Main Street Includes trips from 2{)Q space public parklrig spaces 

------ ---------



TRIP GENERATION EQUATIONS 



TRIP GENERATION EQUATIONS 
COMPASS ROSE MARINA REZONE 

ITE TRIP GENERATION REPORT, 9th EDITION 

Land Use Weekday AM Peak Hour Weekday PM Peak Hour Daily (2-way) 

Residential T- 0,29 (X) + 28,86 T = 0.34 (X) + 15.47 
Condominium/Townhouse T = 3,77 (X) + 223,66 

(LUC 230) 
(19% In/81 % Out) (62% In/38% Out) 

T = Number of Trips, X = Number of Dwelling Units 

Park and Ride Lot w/Bus T = 0.82 (X)- 31.49 T = 0.62 (X) + l.35 
Service T =4,04 (X) + 117.33 

(LUC 090) 
(79% In/21 % Out) (25% In/75% Out) 

T - Number of Trius. X = Parkins Soaces 

hiHni~ Warehouse T=0,14 (X)-2,06 T=0.19 (X) T= 1.65 (X) 
(LUC 151) (5?% In/48% Out) (53% In/47% Out) 

T = Number ofTrins, X = l,000's of square feet of Gross Floor Area (GPA) 

High-Tumover (Sit- T = 10.81 (X) T=9.85 (X) 
Down) Restaurant T = 127.15 (X) 

(LUC 932) 
(55% In/45% Out) (60% ln/40% Ont) 

T = Number of Trips, X = l,000's of sauare feet of Gross Floor Area (GFA) 

Shopping Center Ln (T) = 0.61 Lu (X) + 2,24 Ln (T) = 0.67 Ln (X) + 3.31 Ln (T) = 0.65 Ln (X) + 5.83 
(LUC 820) (62% In/38% Out) (48% In/52% Out) 

T - Number of Trips, X = l,000's of square feet of Gross Leasable Area (GLA) 

Marina T = 0.08 (X) T=0,19(X) T= 1.89 (X)+410,80 
(LUC 420) (33% ln/67% Out) (60% In/40% Out) 

T = Number of Trips, X = Number of Berths 



I 

I I 

I 

I I 
I 

PRliVllNTJON SJ'AfE 

William L, Genevrino 
Pire Prevention 

Specialist 

Lloyd Adams 
Pire Prevention 

Spet:ialist 

Fire Marshal 
Ronald L. Martin 

Fort Myers Beach Fire Control District 
Fire Prevention and Investigation Bureau 

PO Bqx 2880 Fort Myers Beach, FL 33931 
Telephone (239)590-4200 Fax: (239)432-J 554 

Jnkwcrks Coastal Design 
ATTN: James Ink 
2055 West First St.reel 
Fot't Myers, FL 3390 I 

RE: Bay Harbmu- Ma1·ina Village IVfPD 

Dear Mr. Ink: 

June 22, 2015 

After reviewing the proposed changes to the Compass Rose Murina 
located at 1195 Main Street, Fort Myers Bea.ch, FL 33956. At this time 
Fire Services and Facililies are sufficient, howevel', with the advent of 
this new development, improvement in Fire and EMS response c.apability 
should be anticipated. · 

Should you have any questions, please feel free to contact me. 

Respecttlllly, 

Captain~Fire Marshal 
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June 18, 2015 

James Ink 
Jnkwerks Coastal Design 
2055 W. First St. 
Fort Myers, PL 3390 I 

Re: Letter of Service Availability 

Mt·. Ink, 

lam in receipt of your letter dated June 9, 2015, requesting a Letter of Service 
Availabllity for the development of Bay Harbor Marina Vil1age on San Carlos 
Island. 

While Lee County EMS provides coverage to the entii-e county, the primary 
response to this area is Fort Myers Beach Fire Cootrol District. To satisfy the 
requirements of the Comprehenslve Planning Amendment application, section 
8(3), please obtain a letter of EMS availability from the fire district. 

If you have any questions, please contact me at (239) 533-3961. 

Sincerely, I , 
I \ 

l ·l \ I -._. 

Be~)~lnin Abes 
Deputy Chief, Operations 
Division of Emergency Medical Services 

I •.n I 1,1:{ :fl!\, r111 I ~1lyc 1;;, fl, 11 uln •,'.'1! 11 );• O:J9f.l (23a) G::l::l-'i' I I I 
lnlnrnt.:t ~ddt l?SS hltr· .'!w,'IW. IN1 • ro1111\y, COil' 
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:M.i~Scott 
Office of the Sheriff 

August 17,2015 

James Ink 
Inkwerks Coastal Design 
2055 W. 'fi'frst: St. 
Fort Myers, Florida 33901 

Mr. Ink, 

0 

State of Florida 
County of Lee 

The proposed Bay Harbor Marina Village at 1195 Main St., Fort Myers Beach 
does not affect the ability of the Lee County Sheriff's O11ice to provide core 
services at: this time. 

As such, this agency does not object to a Comprehensive Plan Amendmc-:nt 
request to change the designation for the 7 .58 acre parcel on San Carlos Island 
from Industt"ial to Central Urban and rezone the land a.s Mixed Use Planned. 
We recognize that the changes would allow for a mixed unit marina village of 
up to 108 residenLial units of housing with public parking and bonus density 
for workforce housing. 

We will provide law enforcement services primarily from our West District office 
in south Fort Myers. At the time of application for new development orders or 
building permits , the applicant shalJ provide a Crime Prevention Through 
Environmental Design (CPTED) report to the Lee County Sheriff's Office for 
review and comments. Please contact Community Relations Supervisor Beth 
Schell at 258-3287 with any questions regarding the CPTED study. 

Respect[ u1ly, 

Stan Nelson, 
Director, Planning and Research 

U750 Six Mile Cypl'ess J>n1·lmny • Fort Myers, Flol·ichl 33912ft4406 • (239) 477~1000 
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Ink Werks 
Coastal Design & Developmrnt Consultants 
Mr. James Ink 

At1gust '.l8, 2015 

2055 West First Street 
foot Myers. l'lorlda 3390l. 

sun.1r:cr: 

Dear Mr. Ink: 

ll11y I liil'llOUI' MHrlna Villugu MDI'·" ComI1rohct1Slve i'lm1 
Am<mdment Clrnngu 
ten County Solid W;iste Division · Lotter of /\vallabllity 

The lee County Solid Waste Division Is capable of providing solid waste collection sep1lrn 
for the above m11ltl·family, residential, nml commercial dwellings proposed for flay 
/-larbo11r MarlnB located on 1195 Main Street, Fort Myers BlcarJ1, through Olli' francl11secl 
r1a11ll11g contrnctor. Disposal of the solid waste generated from the 4 ,·csiciential units, 
1.13 unil multi family dwelling units, and rmtltiple commerc/<11 uses will be accomplished at 
thci Lcie COltnty l\esomce Recovery Facility and the Lee-l·lendry Regional Landfill. Plans 
have been made, allowing for growth, to maintain l011g-ter111 disposal capacity al these 
racllltles. 

f11anl< you for providing ma 11 copy of the Master Concept Plan for this <levelopment. The 
lndirnlcd locallon for the uarbagc and recycling containers Is In an .iccesslble place for 
safe collections by the service provider, 'l'hc submitted plm1 indicates the developer's 
lnM11tio11 to comply with Solid Waste ordlnanca No, 11-27 anti I.Cl.DC 10-261. While 
there Is tlO requirement in Ordinance No. :1.:1-27 for bulk waste storage, please conslcler 
some acklitimrnl space for the ston,gce of hull, waste items that may not flt Into a 
dumpster. The same goes for disposal of electronics. Electronics may not be 
collected/mixed with reg<1lar hoLosel,olcl trash, collection with a separate vehicle Is 
req,tire<I, thus the need for separnte slornge (w1less residents will be asked to brl11g tlielr 
electronics to the County's House hole/ Chemical Waste and Electronics Collecllon Facility 
on Topaz Court), 

Garbage and rncydit1g collectlot\s for the multHmnlly and commercial units require the 
owner/or the Management Company to secrn·e a service agreenien! for the collect1011 and 
an agreement for the lease of waste containers (unless ptlt'cl1ased by the owner) from 
Advanced Disposal Services, phone (1.39) 334-11.24. 

I'.(> I to>: :·-m.:i. 1·01 ! My11r:;, I· lrnid11 :,:i.:io:..-. O'.i!:tll (::!3't!) (1'.a\'.1 1111 
lnln1n,:I ntldrurn1 hU11:l/wwv,.lrn• r:or,mly.<10111 

All I· 0\1,t\l O\'/lnll'I\IM II\' /II l"lm111\'I 1vr: /\(!J K:li'I i:MPI OYrm 



Adclltlonally, l.ee County Solid Waste Orcli11ance 11-27, St1ctlo11 7 defines commercial 
establishmenls and the payment or tile a111111<1I solid waste ;1ssess1nent levied 011 the 
Propct'ty nixes. 

/\gain, tlrnnl<s fm your 1>alie11ce in awaiting 011r response. If you have a11y questions, 
please call me ;,t {7.39i !i3:l-8000. 

Sincerely, 

llri~llte kanlOI 
Operations Manager 
Solid W,1st<1 Division 

Cc: David Helmick, I.CSIN 
Roland Clayton, Advanced Disposal Services 

I'.(), tk,;i :~nH, h)!l M~'(:I)'-, H01kl;1 :,i:mo:.i-o:1~m (:-!:-JU) h'.n,;.,·1·11 
h)lt1n1nl ndd··(11:;i: hllpJ/WW',"t.lfll!-Cotr11ly,cr111) 

1,u FO!W (ll'l'Of(lllr,.Jf!).' ft1"Hl\hl/dtvr /1.l:rnJM FMl'LO'i'J;I( 



Keith Howard 
l)epuly Director 
Lee County Solle! Waste 
10500 Bucklnglmm Roatl 
Fort: Myers, FL 33905 

June 91 2015 

Re: Dc1y I lml>our Marina VIiiage MPD .. Comprehensive Plan Amendment Clmn~Je 

l)ec1r Mr. Howard: 

1 represent the owners of 1195 Main Street, Fort Myers Beach, 1~1. 33956, commonly l<nown as 
Compass Rose Mmln«. We am Iweparlng a submittal to 1.ee County for <l land use 1m1p chonge 
mid 1·ezonlng to lntmduce additional uses to the redevelopment of the Marina. Upon completion 
of the prnject the project will have the followin,i development pattern: · 

o 206 boat city storage slips (cllrrently approved) 
o 29 boat wet sllps (cut'fently t1pproved) 
o 113 Residential Units {proposed with 313 to be work forco housing) 
o 22,000 square feet of fJenernl commercinl 
o 8,000 square feet for restauri'lnt 
o 1?.,000 square feet of- Indoor self ... storllge 
o Elevated Parl<lng garage with 200+ public use spaces for beach park and ride 

A requlrnment: of this process Is a letter fmm your agency Indicating tlmt there will be adequc1te 
facilitles m1d/01· service to serve the Increase demand. Attached Is a lorntion map. At your 
em lier convenience please forwt1rd El letter to Olli' office verlf yln9 tidequate service fo1· this 
project. If you lmvo rin\l c1uestlo11s or require addltlonal Information ple<.1se feel free to contact 
me. 

My good wlll and respect, 

( 

. I' 

James M Ink 

11)! 1!1 1111:.:1111 ::I: ,lr1:1:i, I tl' I b v,11 .. , I l1rliil.1 :1. :!hl I 
11;1· (".:i,j ;:.·,. ;•,11 II I ,1:1: (; ·. Ii) :n ,I 11-' ( I; 

j:,1 I Iii, ·i11!.111 •1 1i', 1.'.' :ii .. :,111,I 



PROP~RTY DATA: 
PROPEIUY SIZE: 7 .SS ACRES 
SOILS: SCS • SS • URBAN LANDS 
FLUC<S; 1720 URBAN: COKMER• Al 7,3(;ACRES 

4210 CANAi..: 0,22 ACRES 
PROPERTY JS NOT WITHIN AN AR<':HAl:OlOGlCAl S€NSITIVITY ZONE 

/\ Di:V!ATION 
l..irc; LOCATION 
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LOCATION MflP .. S/\N C'Alll.OS ISLJ\ND 

OAY HARBOUR M/\IUN/\ Vlll.l\GE 

1195 MAIN ST, rr MYl:RS OE/ICM 33931 

SCALI: 1" "' 1000' 

JOB#; 115011 

DI\Ti:i:: G.2015 

C::XiillllT: 1 



Bay Harbour Marina VIiiage MPD 
Southern Comfort Storage, LLC (Owner) 

Property Identification 

• J.9 .. 46·24-00·00005.0200 1195 Main Street, Fort Myers Beach, FL 33931 
• l 9-46··24·05-00000.0130 1185 Main Street, Fort Myers Beach, FL 33931 
• 19·46 .. 24-05-00000.0150 19230 Seaside Drive, Fort Myers Beach, FL 3393l 
o 19·46 .. 24-00-00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
• 19 .. 45.24 .. 00-00004.0030 19170 Seaside Drive, Fort Myers Beach, FL 33931 
• 1.9•46·24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
• 19 .. 45 .. 24-00-00001.0000 1135 Main Street, Fort Myers Beach, FL 3393:l 

-----·--···--- --,--····--



' . 

:JI( I , H 1 \ 1 _ '0 [ I I' I 'l Y 
340 1 Motrn PHrkway 

Frut Myers, FL 3390 l 
Phone: 239-533-0J 19 

:_; l I LI 'I' I 1 \V I ·. '.; I' 1: I. < l 11 I I) /\ 
flOA IH> OF COIJl'JTY COl\'til-H SSIOl\1 1-;:lt~ 

John E: M~1111h111 
Oi~l,io::( 0110 

Cocll I. Pnnd<11nmsu 
D~~1,1c1 Two 

L::m~ l<ll1111 
'J!; (1:i:1 Tl11u,, 

St,iill l"f'ammr111 
!J/.1l1(c/ i=Mr 

l'rrnk lvlnnn 
DJ':;lrtr~I I WP 

Rog~r IJesj'II IJI~ 
Cow:tv M,111,lthll' 

Richard 1Nm W11r,r,'.h 
Cmmly /\l!o,110~• 

001111~ MAll<l C:1llll11r. 
/ l9M./lf/ £:M11lliUHI 

Juue 23, 2015 

James M InJc 
2055 West First Street 
Fort Myers, FL 33901 

RE: Bay Hai-bourl\fal'iua Vilh1gc MPD 
Comprehensive Plan Amendment Clrnuge 

Dear Mr. Ink, 

.I have received you!' lette1' request for services availability concerning the Bay 
Har bour Marina Village Comprehen.~ive Plan Amendment change. After reviewing 
the aCTial of the site, tl1c strap nmuber and oompa1·ing the location with ou1· existing 
route locations aud planned route locations according to the Board of County 
Commissioners adopted T.rnnsit Development Plan, I have detemdned the 
fo llowing: 

• The identified site is within the LeeTn1n 1/.1 mile fixed route 
service area. 

• The identified site .is witb:iu the LccTran ¾ mile pnratmnsit services 
corridor. 

• According to the LeeTnm Tnmsit DevcJopme11t Plan, there are no plmmed 
service expansions in this area. 

Regarding adjustmerrts to the troJley service, LeeTrau has these comments: 

• Lee Tran is in the process of building a park and ride at Summerlin Dr. 
• LecTran is slill in favor of pursuing the lrnnsit Lm1e on Sa11 Carlos Blvd aud 

a deviation of 1he tmlley route to this develo1J1)1ent would be 
counterproduct:l ve. 

• A J.eft turn from the development site to San Carlos Blvd WOl1ld be time 
const1111ing, and LeeTmn lms fl strong interest in decreasing n u1 times. 

• Current bus stops that can be 11ti I i7..ed by the development are 
wjthin 700-750 foet from the property. 

T um attaching a map of our route sei-vices and slops in relation to the proposed 
development If you have any questions or 1·equire further information, pl.ease feel 
free l:n co.11tact me a t (239) 533-0319 or a t J\fill' lawsk:1(uikeg~)\·.t:1111],, 

P.O. Ou~ :?>Dll, For! Myers, r=1wkl11 :J:J902-•• ~I90 (:!2-9) li~\3-21 'I 'I 
l11lr,111cl nddl'e!,r, hllp:1/www,ler~•c:<.lUnly.r.om 

/\M l' OIJ /\l OJ 'POflTUf,IITY /\Fl'lli lA,\'l'l\11.: I\L:TICJI,/ 1; Ml'LOY"H 



Sincerely, 

Anna Bielawska 
Planner 
Lee County Transit 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 53'1-2\ I ·I 
lnternel address http://WiMrv,lee~county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE AGTIOM EMPLOYER 
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MAP INFORMATION SOURCE: FFWCC FLCCS FINAL REPORT 12,31,2009 

FLUCCS MAP J O B #: 115017 
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Bay Harbour Marina Village MPD 
Section IV C.6 Listed Species Analysis 

The following protected species are known to be in the area and require clearance from 
National Marine Fisheries as part of any construction activities in the waters: 

• Green Sea Turtle - Not in Critical Habitat 
• Hawksbill Sea Turtle - Not in Critical Habitat 
• Kemps' Ridley Sea Turtle - Not in Critical Habitat 
• Leatherback Sea Turtle - Not in Critical Habitat 
• Loggerhead Sea Turtle - Not in Critical Habitat 
• Olive Ridley Sea Turtle - Not in Critical Habitat 
• Smalltooth Sawfish - Critical Habitat Unit 1 
• Largetooth Sawfish - Not in Critical Habitat 
• West Indian Manatee - Not in Critical Habitat 



Bay Harbour Marina Village MPD 
Section IV E.4 State and Regional Planning Consistency 

The following is a narrative of state and regional policy planning goals that are relevant to the 
proposed amendment: 

Housing: 

This plan change will allow a variety of housing types in various price ranges. It also includes an 
affordable housing component to assist in the need of workforce housing that is affordable in 
the vicinity of the Town of Fort Myers Beach. There is a lack of affordable housing in the area 
due to the cost of housing in the coastal area. 

This plan change will allow a mixed use development that provides basic commercial services to 
the residents of San Carlos Island to reduce commute time and cost of infrastructure. 

This plan change will allow the creation of a high quality mixed use community that is 
constructed to the highest level of construction to reduce potential impact to the community is 
storm events. 

This plan change will allow the creation of housing as an in-fill development reducing the 
potential for urban sprawl. 

This plan change will prompt inter-model transportation to reduce vehicular traffic. 

This plan change will allow a safe and integrated community in a neighborhood needing 
redevelopment to older and exposed to natural disasters. 

This plan change will allow for housing that is safe and affordable without investment of 
unrecoverable governmental money. 

Economic Development: 

This plan change will allow the property to attract and create quality businesses to promote the 
economic base, while protecting the environment and provide a high quality lifestyle for the 
area. 

This site has all public service requirements and accessibility in place. 

This plan change is a request for appropriate density increase with a high building requirement 
that is similar to other local neighborhoods that have the potential to suffer great damage from 
a natural disaster. 

This plan change will require Energy and Green Building Technologies to the re-developed 
property. 

This plan change will allow an expansion of the current work force with a range of employment 
opportunities. 



This plan change will allow the re-development and continuation of replacing older structures 
with new and current structures will retaining the waterfront marina base of San Carlos Island 

This plan change will build on the tourist industry and the conversion of tourist to stake holders 
for the county. 

Emergency Preparedness: 

This plan change will require safe and resistance structures from property loss and damage due 
to flooding by requiring proper elevation of structures. 

Transportation: 

This plan will promote multi-modal transportation to decrease the vehicular traffic impacts to 
the Town of Fort Myers Beach and the transportation network. This will be accomplished by 
providing additional convenient parking for daily visitors to the beaches. 

Natural Resources: 

This plan change will provide protection to the waters of the area by providing a stormwater 
management plan, operations plan, and increase open space. These improvements will increase 
the protection of the water quality of Aquatic Preserve and endanger species of the area. 



LETTER OF AUTHORIZATION 

The undersigned do hereby swear or affirm that they are the fee simple title holders and owners of record 
of property commonly known as 

Southern Comfort Storage, LLC 

legally described in exhibit A attached hereto. 

The property described herein is the subject of an application for development. We hereby designate 
James Ink, clo INKWERKS, Inc, 2055 West First Street, Fort Myers, FL 33901 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 necessary approvals to obtain enititlement authorization from Lee 
County for comprehensive plan amendment, bonus density, zoning, and development orders for a mixed 
use development on subject property. This representative will remain the only entity to authorize 
development activity on the property until such time as a new or amended authorization is elivered to 
Lee County. 

STATE OF ·;t,,/ l; Vl-0[;, 

COUNTY OF fooK. 

Owner. 

The foregoing instrument was sworn to (or affirmed) and subscribed before me this ft:, -I-'-' day on 

A-ujk\S. t: (date), 2015 by cS:@11\ 1£11 'ft._ S: ~cJo.. (name of person providing 

oath or affimation), who is personally known to ~e or who hasprotm~ 

0. dn\rl(~ li-t~V)&Q as identification. 

OFflCIAL SEAi. 
,c,.~~AIIQEEM SIAW .. 
~,: . Stitt ol llllnoli 

My CommlHlon ExplfH May 29, 2011 



AFFIDAVIT OF AUTHORIZATION 

APPLICATION IS SIGNED BY INDIVIDUAL OWNER, APPLICANT, CORPORATION, LIMITED 
LIABILITY COMPANY (L.L.C.), LIMITED COMPANY (L.C.), PARTNERSHIP, LIMITED 

PARTNERSHIP, OR TRUSTEE 

I, Stanley Smagala (name), as Managing Member (owner/title) of Southern Comfort Storage, 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 have authorized the staff of Lee County Community Development to enter upon the property during 
normal working hours for the purpose of investigating and evaluating the request made thru 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 trnstee, 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 appropriate format for that ownership. 

that I have read the foregoing Affidavit of Authorization and that 

.,••••••••••NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS••••••••"•• 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE OF FLORIDA 
COUNTY OF LEE 

(Updated 05/2013 - thru Ord. 13-05) P:\WEBPage\ ... \AffidavitofAuthorization.doc Page 1 
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BAY HARBOUR MARINA VILLAGE 

Responses to RAI #2 
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TO: 

COMPANY: 

FROM: 

SUBJECT: 

JIA JOB NO.: 

DATE: 

Coastal Design 

Brandon Dunn 

Lee County Community Development - Planning 

James Ink 

CPA2015-00005 
Bay Harbour Marina Village MPD 

115017 

September 17, 2015 

SEP 1 7 2015 

MMMUN! TY ')EVn OPMENT 
CpA9.0f5-O0005 

The attached documents are our resubmittal to the request for additional information dated 
September 15, 2015. The following documents are addressed: 

Ill E. 2. A. Please provide additional information about the adjacent canal, such as when it was 
constructed as well as any permitting information that may be available. 

Response: This resubmittal has a narrative with exhibits on the known history of the canal. 

IV B. 1. Please revise the traffic impact statement to address the following: (1) the 5 year LOS 
analysis (Table 6A) shall include the all roadways within 3 miles radius, not just San Carlos Blvd 
and Main Street. (2) In the year 2035 LOS analysis (Table 4A), the peak season factors are not 
correct. Reanalysis is required. (3) The year 2035 LOS analysis (Table 4A) only analyze the 
year 2035 background LOS. The LOS analysis with the proposed project needs to be provided. 

Response: The TIS has been revised as submitted and dated September 15, 2015 and re
revised per September 17, 2015 e-mail from staff. 

Please provide any additional information you feel may be necessary for staff's substantive 
review. 

Response: The application team met September 16, 2015 and reviewed the submittal for 
consistency of information. It was decided that staff could use a narrative on the state 
requirements of consistency. This narrative will be prepared by Russell Schroop and provided in 
the near future for staff review and use. Also, submitted in this package is an e-mail 
conversation on the shelter in place requirements proposed by Emergency Management Public 
Safety. 

2055 West First Street, Fort Myers, Florida 33901 Tel: (239) 334-2450 Fax: (239) 334-0278 
jamesink@lnkwerks.net 



The following documents are provided 

• Six (6) copies of response memo with responses to RAI comments 
• Six (6) copies of Canal History Narrative 
• Six (6) copies of TIS revisions of September 15, 2015 
• Six (6) copies of TIS re-revisions of September 17, 2015 
• Six (6) copies of E-mail conversation on shelter in place requirements. 

If you have any questions please feel free to contact me 

James Ink PE 

2055 West First Street, Fort Myers, Florida 33901 Tel: (239) 334-2450 Fax: (239) 334-0278 
jamesink@inkwerks.net 



Bay Harbour Marina Village IVIPD 
Canal Analysis 

The following narrative is a historical sequence of the history of the canal and waterside 
improvements. This narrative is at the request of planning staff. 

Property Creation: 

The property was subdivided with an unrecorded plat in 1954. Lots 7 and 8 (subject property) 
were created and show lots lines well into submerged lands. It should also be noted there is an 
island on the plat that has been removed since tl1e 1954 plat. 

Canal History: 

The canal is shown in the 1966 Lee County Property Appraiser map as existing including the 
area of submerged lands that is on the suqject property. A warranty deed dated March 19, 
1962 in OR Book 115, page 114. The legal description references a 75' wide canal or waterway. 

The 75' wide canal is included in Warranty Deed dated February 291h, 1980 

The canal minus the 75' width dimension is included in Warranty Deed dated April 4, 1990. 

The 75' wide canal use is referenced in the current owner title policy 

Canal Improvements: 

The canal is in existence in 1966. The shoreline does not sl1ow any armoring. 

The shoreline shows a seawall installation on the 1984 Lee County Property Appraisers aerial. 

Lee County issued and finaled a Dael< Replacement permit. (DSH2004-01125) 

Lee County issued a 50' Seawall Replacement Permit. (DSH2005-00329) 

Lee County issued a Development Order (00S2006-0017 4) for the redevelopment of the marina 
including works in the canal. This permit is still va lid and work was only suspended due to the 
great economic crisis. 

Lee County issued and finaled a 740' Seawall Replacement Permit. (DS!-12008-00241) 

Conclusion: 

The submitted evidence sustainably provides facts that the canal was man made before 1966 
since the ownership of the subject property has rights to use the canal to ingress/egress to bay, 
the western portion of canal in the property is outside the 75' wide canal easement and as such 
owned by property owner solely and all work in the canal after; 1.983 has 0~en

1
perr;ijt ed by Lee 

County. I ( I I 1/ · , ~ 

SEP 1 7 2015 

COMMUNTTY DEVFLOPMEN, 
Cf'A~Ol6-CC005 
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FORM 102 WAl._...l'I' OuP 
\Otf<I ,al.lO 

i29011i 

•• 
1hls Warranty .Dttd M,J, ,,. 

79fi.. 
~ day of February ,, 

JOSEPH E. B.l\.CIK 

EDWARD J.. ANDREWS 

ltfltnffldh: Thai th~ grnnlar, foe and !n co-n,!cloml/011 a/ lh~som ,o['Sl0,00 mid a/hr 
1/llfuti!,I,, o:,,u,kr,,/la,u, """!pt u,/1,m,o{ to l,or,,by 1,du,ou1!..Ju.J, hm/,1 a.,.,,,,_ bo'll"I"" ~.i.t.. ,.u,,,.... ,.,. 
..;&a-, rafu=, i:onD<lys a,ul o:,r,/lmui unto Iha gmnlm,, <11! f/u,/ c,,rfoln k,n,I dJIJll!P In Lee 
c,;unly, FfarlJa, *;. 

AS DESCRIBED IN SCErEOOLE "AM A'l"l'ACHED HERETO. 

The grantor hereby reserves an easement for ingress and egress and 
utilities over <!Pd across the Westerly 15 feet of the aforedesorihed 
property. 

The grantor does hereby warrant and :represent unto the grantee that 
there is ingress an4 egress to the aforedesoribed property, bot.h by 
land and by water along the canal to the waters of the Bay. 

SUBJECT TO that certain mortgage given by the granter to Elton E. 
Willis, et ux, dated May 12, 1977, and recorded in O,R. Boole 1199 
at Page 350, Public Records of Lee County, Ploz:ida, haying an un
paid• .principal balance of approxima1;:ely $/'-Y,-i..,:.,.e,00 'lhe 9rantor 
does he:tehy covenant and agree to pay the aforesaid· mor,tgage 
adcording to the telior thereof. 

ALSQ SUBJECT ~o Fort Myers Beach Sewer Assessment having an unpaid 
balance of $10,860.07, plus aoo~-ued interest, which said asseaairent 
the grantee here.in does hereby assume and agree to pay as part of 
the consid!!ration for this conveyance. 

ALSO SUBJEC'l' TO er.isting easements, restrictions and reservations 
of record and taxes subsequent to 1979. 

The granter does not reside upon the aforedescz:ibed. property. 

L 
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•A parcel of land lyinu; in Lots 7. 8, ·ind 9 of an Unrecorded Plat of 
'SAN CARLOS C0HP0RA'l'ION in Goverrn ,mt Lot If, in Section 1'}, Township 
"46 South, RMge 24 East Lee County, Florida., "'1.I'fiCrw.ly /Wl.¥,j"ibed 
as follows I MC. 4lG tG :Joo 
Comior.mcing from the irttorG•wUon ot: tl1e centerlines of Snn Carlos 
BouJ.evard as shown on the plat of SAN CARLOS ON-THE-GULF as recorded 
in Plat Book 6, Pa~e 6 or tho Public Records of Loe Co1.mty, Plorida, 
with the centerline of a County Road (Main Street) conveyed by deed 
r-ecorded in DMd Book 137, Page 117, of said Public Records; thence 
run S,74"JS'OOnE, alon& the centerline of said County Road (Main 
Street) for l.Oll.94 foetr thence deflect 101/-"4J'00" to the left and 
run N ,0"42 '00'1E, f0r 2,S,8.S feet to the Southwest corner of Lot 9 
of said Unrecordod Plat of S,i!'t CARLOS CORPORATION and the N•rtherly 
riijh-t-of-way of said CounLy Road (Main Street) itnd the POINT OF 
BEGU!NING; thence S,74°J5'00"E, along said NoL'therly riBht~of-way 
for 27:,,98 feet to an inter:;ection with a Fublic Road J.5 feet W'est 
·of the· East 1ine of Lot 7 of said Unrecorded Plat of SAN CARLOS 
CORPORATION; thence N.0°42•oo~E. alor,ig said· Fublic Road parallel .. 
with Said East Ible of Lot 7 for 86.87 feet to a curve to the right 
(curve having a delta of 18"'50'18" and radius of 190 feet); thence 
run Northerly along the arc of said curve to the right for 62 .47 
feet to a curve to the le.ft (curve having a delta of 18°,50'18'' and 
r<!-diu.s of 90 feet); ther1ce1 Northerly along the arc of said curve to 
!he Ief't fOf 251,59 fetrt to a point of tangency, being 20 f.eet Wes:t..o:r 
said East line of Lot 71 thence N,0°42'00"E, ror lJ.,52 feet to the 
Sou.·bherly line of Lot 22, WILLIS UNRECORDED ADDITION TO SAN CARLOS 
as described in 0.f.ficial Record Book 1199, Fage,J49 Public Records of 
Lee County, Florida; thence N,89°1S'OO'W. for 100 feet to a ?5 .feet 
wide canal as descdbed in Official Record Book 1190 Page 1769, Fubl.ic 
Reoords o.f Lee County, Florjda1 thenpe S ,0°42 '00"\'f, 5.85 feet along 
the ::asterly line of said ?5 feet canal1 thence N.89°1B'OO"W. i"or 
75 feet along said canal; thence N.0°42'00"E. along the Westerly 
line o.f said canal for 500. feet: .thence N.89"18'00"W • .for 105 feet 
to the West line of Lot 9 of s;;i.id Unrecorded Plat of SAii CARLOS 
CORPORATION; thence S,0°42'00"«. along said \lest line of Lot 9 for 
61.5.J5 feet to the POINT OF BEGINNING •• 
SUBJEC1' TO a 15 feet road eairnment along tl1e West line of said Lot 
9 of Unreoo~ded Plat of SAN CARlOS CORPORATION. 
ALSO= A :LOT OR PARCEL of lan.d lying in Lots 7 and 8 of an Unrecorded 
Plat of property of SAN CARJ,0S CORPORATION in Government Lot 4, Section 
19, Township 46 South, Range 2/j, East, which lot or :parcel is described 
as follows: 
1rtOM th$ point of intersection of the centerline of San Carlos 
Boulevard as shown on the PJat of SAN CArtLOS ON-'rHE-GULP recorded in 
Flat Book 6, Page 6 o·f the Public Records of Lee Coutity, Florida, 
with the centerline of a Countv Road conveyed by deed recorded in 
Deed Book 1J7 at Pase 117, of ~aid Public Records. ~un Southeasterly 
along the centerline ot: said County Road for 1322.11 :feeti thence 
deflect 104°4,3'00" to the left and run florth (al..:,ng the East line 
of said Lot 7 as ori1s:inally located by Harry K. Davison surveyor for 

~~~ ~:~~~5h~~~b~r~~~~:iei~r ~;~~
8
;afde;oI~t t~~ t~!r~ni;gb~~~~i~~~ of 

North on the same course along said 3ast line for 50 feet: thence run 
West perpendicular to said e:;ist line for 120 feet to the waters of 
a boat canal: thence run South :along said viaters to an intersection 
with a line peirpendicular to said East line passing through the 
point of beginning; thence run East along said peq;endicular line 
:fnr 120 feet to the point of bee;inning1 SUBJECT to the right-of-way 
of a Public road over and across the East 20 feet thereof, being 
Lot 22, ,HLLIS' Ul!J.li::COPD!!D ADDITION TO SAN CARLOS. 

TOGETHER WIT}! an eiaseiment for the u:se of the canal he~e-inaf'ter described 
for fishing, boating, ba,thing and boat dock pur11oses; 
A canal or wateri'!aY 7S feet widl'.! lying in a strip or land sometimes 
lcnown as Lot 8 of an Unrecorrled Plat of prooerty of S,\N CARLOS OOR.F
ORA.TION in G9vernl'lont Lot 4, Section 19, ToWT1ship 46 Sou:th 1 Range 
24 East, the East line of said Cano.I or watet'Way being described as 
follows: '1 • 

From tXe po-int or intersection of the centerline of San Carlos Boule
vard a-S shown on the Flat of SAN CAiH .. OS ON-THE-GULF recorded, in Plat 
Book 6 at Page 6 of the Public Records of LeB County, Florida, with 
~he centerl\ne of a County Road convnyE!d by deed reoorcJed· in De.ed 
Book 1JY at Page 117 of said rublic Records, run Southeasterly alQn~ 



the centerline of said County Road for 1322.ll feet1 thence deflect 
104"4J'00" to the 1.ert and run Nor·~h ( along thr? East line of Lot 7, 
of said Unrecorded Plat of property of SAN CARLOS GORPORATION as 
originally located by Harry K. Davison, surveyor for SAN CAR!,05 
CORPORATION) for 220 feet; th~rtce run yerpendicular to said East 
line for 120 feet to the waters of said canal .or waterway and the 1oint 
of beginning of said East line of said canal or waterWay. Fro111 sa d 
point of beginning run Northwesterly parallel with and 120 feet West 
of said East line to the waters of Ostego Bay, rhe express purpose 
of this dedication being to provide access for naviBation and boat 
·clocks not -to extend·mor!;l than 10 feet into said easement, 

SUBJECT TO. taxes, easements and restrictions or record. 

1ft: 14i2 rn 987 

L 
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WARRANTY DEED 
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'ntlS WARRANTY DEED. ITllmi Ill& tf day 11t ~ 
A.D, 1990~ 

GLYNN R. PETERSON, M unmarrkld pensan 

hlt'Oinel!ill' etll8d thO Gtnlaf. lllltl 

RALEIGH LEROY COATES. JR., 8 married pcmon 

whOM ffdl; DCidioi:.11 b 27266 Pbndafa't' Drive, Punta Gofda, FL 33960 
GIWt\ae SCC'IM ~, 

~ WIid Ille GlnnJ:o&. 

Fort M)'ll'I a.r.cm, A. 3393a-aS20 
mr,torlloi's ~) 

2825964 

~ 1nd "GIima" are uMd fol' UIQUIU or pual, 111111 ~ ~ •lld liQlaa Iii gondmr&, n con'8lll re(\Ufl$.) 

W IT ti E S S ET ti,, it\al ca'd Gmnot, for .Ql\cl ~ con~JdolJllon of U-. isum Ill T5N AND N0/100'$ D0U.ARS 
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hbby ~' tlu Q!IMtOd, blllll{lld. ll'ld Mild to tt,il ulcl GNt11e. and~._ hllis WI llUl;n,5 loiime', tllri 
folcwt1Q dllCJl)Dd l8!ldt lhLWI, 1-;r,g MCI bltlg kl l.$0 Co\.dy, FlaJIC!I. Ike 

IS DE$CRIBE0 IN 11fE A1TACHED EXHIBfT •A~, 

SUBJECT TO euementa. rcatrlctlons and re6Cf\18Uona of record and wes IOr the 
yeer 1990 end aubaaquent year& 

Pn)perlyA;!pRL!Ml'f>wcal.~n Nua'ber: 1!M&2.IQG-OOOQ50010 

GIID uJd Gm\lOi' dClll' ha!Wby 11111 _,.,. llll tits. ta uld ud, t11d w~l dclond u,. s.ma, ~I 11.wlul Clllma C11 11.l ---· BF----··-------.,,.~#- -
'!Nt9 'J®<i&<4 \ & cal?- _________ _.,..,. 

SfA.lEOf -R.&r,ol,_ 
COUN'IV OF 1..#e 

l t9IE1!V ca:mi:v thl,l. OIi Ulla, l.,/ day of Q/J"t,l ,1990, befONI mo, an IIIIClll' dutJ> ~lt..d to Im 
ld:no~lldglrntnr,;, p,n«iat/ ~ Gl.'tMN fl, PEl'ERSOH, Cl ~ pw!IOn, to llllil known to ~ '!he ~•) 
~ In Md who ~ lhl ~olng !nl#\tnll'll 11'111 111:kn~ ~16 1M ttltt ti./ltl,a/ltl1y exKlli.d tt,11 -

NOTAR\' PtJ!IUC 

~CCIM1ialonlllq)ke.,;; 

1:,:;:;w r~·~1c Sf/17? OF FL 
~ com1~1c~ tXP JU/tt l) !!RID/\ 
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""( TRANSPORTATION 
K CONSULTANTS, INC. 

1716 OAK RIDGE COURT, SUITE 503 
FORT MYERS, FL 33901·9356 

OFFICE 239.278.30!10 
FAX 239.278.1906 

WWW.TllTR/\NS.NET 

TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/DESIGN 

September 15, 2015 

Mr. Jim Ink 
In.kwerks 
2055 West First Street 
Fott Myers, FL3390 I 

SEP 1 7 2015 

r:OMMIJNnv DFVFI OPMfNT 

CfA9-015-00005 
RE: Bay Harbour Marina Village 

DCI2015-00015/CPA20 15-00005 

Dear Mr. Ink: 

TR Transportation Consultants, Inc. has reviewed the comments issued by the Lee 
County Department of Community Development for the proposed Bay Harbour Mati na 
Vi llage comprehensive plan amendment and rezoning application. The conrn1ents and TR 
Transportation's response to those comments are listed below for reference. 

CPA2015-00005 
Please revise the trqffic impact statement to address the .following: (1) the 
5-year LOS analysis (Table 6A) ·shall include all roadways within the 3 
mile radius, not just San Carlos Boulevard and Main Street. (2) In the 
year 2035 LOS analysis (Table 4A), the p eak season .factors are not 
correct. Reanalysis is required. (3) The year 2035 LOS analysis (Table 
4A) only anafyze·· the year 2035 background LOS. The LOS analysis with 
the proposed project needs to be provided. 

Tables 4A and 6A were revised to address the comments above. The revised Tables are 
attached for reference. 

LC ZTIS PD Application Sufficiency Checklist 
Staff appreciates that the Applicant has indicated the impacts to San 
Carlos Boulevard to the south on the distribution graphic. Additionally, 
the narrative indicates the pmject's impacts to th.is link. However, Tahle 
2A does not include the calculations used to validate the assumptions in. 
the TIS. As such, Sta.If is unable to verify that the analysis is accurate. 
While Stq[f appreciates that the signij1canl impact analysis doesn't show a 
significant impact to this roadway, this Link (along with the link on San 
Carlos Boulevard to the north of 1vfain Street) is the nearest link in which 
the County measures level of service. Additionally, the To,vn of Fort 
1\!lyers Beach has particular interest in cases along Main Street. All that 
being said, the calculations should be provided to validate the conclusions 
drawn in the analysis. Stc!fl notes that the Town of Fort lvlyers Beach 
Comprehensive Plan does allow for a higher vie ratio, so Stoff does not 



"'[_ TRANSPORTATION 
K CONSULTANTS, INC. 

Mr. Jim Ink 
Bay Harbour Malina Village 

DCI2015-00015/CPA2015-00005 
September 15, 2015 

Page 2 

envision a LOS issue being present. a) The LOS analysis graphic should 
be revised to reflect the LOS conditions headed towards Fort Myers Beach 
as well. This application will have an impact on San Carlos Boulevard to 
the south of Main Street, and as a result this link should be analyzed in 
order to properly indicate to the Town of Fort Myers Beach that the 
impacts have been reviewed. Please revise. 

Table 2A has been revised to reflect the LOS calculation on San Carlos Boulevard south 
of Main Street. Figure 4, which reflects the LOS summary, is also attached for reference, 
although this was not revised from the previous submittal. 

If you have any additional questions, please do not hesitate to contact me. 

Sincerely, 

~ 
Ted B. Treesh, PTP 
President 

Attachments 

K: 12015'·04 April\09 Compass Rose Mmio\-1 Zoniny\Sufficiency\9-15-2015 Sufficiency Ink.doc 



TOTAL PROJECT TRAFFIC AM= 184 

TOTAL PROJECT TRAFFIC PM= 250 

ROADWAY ~ 

San Carlos Blvd, S. of Main St. 

Main St. 

N. of Main SL 

E. of San Carlos Blvd. 

E. of Bul!onwood Dr. 

VSH 

VPH 

"""' 

IN= 

IN= 

TABLE2A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

BAY HARBOUR MARINA VILLAGE REZONING 

80 OUT= '°' 
1'0 OUT• 770 

2014 202' 

PKHR PK HR PK SEASON PERCENT 

BASE YR 2011 YRS OF ANNUAL PK SEASON PEAK DIRECTION PROJECT AM PROJ 

AO• AOo GROWTH RATE' ~ VOLUME ~ VIC Ifil,EfjQ TRAFFIC 

27,000 22,800 9 1.00% 1,045 1,132 F 1.32 35% 98 

27,000 22,800 1.00% 1'°45 1,132 C 0,58 56% 57 

3,773' 1.00% 166 189 C 0.26 90% 189 

3,773' 1.00% 166 189 C 0.26 100% 209 

1 A minimum growlh rate olone parcenl(1%)was uHlizad 

2022 

BCKGRND 

PM PROJ +AM PROJ 

TRAFFIC VOLUME LOS 'f& 

" 1,168 ' 1.36 

77 1,189 C 0.61 

211 379 D 0.51 

234 398 D 0.54 

2 Data for San Carloo Blvd ii Pina Ridge Rd was obtained rrom lhe 2014 Lee County Concurranoy Management Report. Date lor Main SI was estlmaled u1lllzln9 traffic count data oblalnad In 2010. 

* Represents a 2009 MDT. Obtained from lraffio data collected by TR Transpartatloo 

AM ll PM Pro]. Traffic o,, Main Street lr>dlldes trips from 200space pubic parking spaces 

Ai.Jgust 13, 2015 

2022 

BCKGRND 

+ PM PROJ 

~ LOS ~ 

1,181 F 1.37 

1,209 C 0.62 

400 D 0.54 

423 D 0.57 



ROADWAY 

Summerlin Road 

Pine Ridge Rd. 

San Carlos Blvd, 

Estero Blvd. 

McGregor Blvd. 

TABLE 3A 
LEVEL OF SERVICE THRESHOLDS 

BAY HARBOUR VILLAGE MARINA CPA- 2035 ANALYSIS 

ROADWAY SEGMENT EXISTING CONDITIONS LOSA LOSS LOSC LOSO LOSE 

IBQM IQ ~ Ro11dway Oeslgnatloo VOLUME ~ VOLUME VOLUME VOLUME 

McGregor Blvd. San Carlos Blvd. 4LD Class I -Arterial 0 260 1,840 1,960 1,960 

San Carlos Blvd. Pine Ridge Rd, 6LD Class I -Arterial 410 2,840 2,940 2,940, 

Pine Ridge Rd. Bass Rd. 6LD Class I-Arterla! 410 2,840 2,940 2,940 

San Carlos Blvd. Summerlin Rd. 2LN Class I -Arterial 0 140 800 860 rn Summerlin Rd. Gladiolus Dr. 2LN Class I -Arterial 0 140 800 860 . 

Estero Blvd. Main St. 2LB Class 1 - Arterial 0 140 800 860 860 

Main St. Summerlin Rd, 4LD Class 1 - Arterial 0 260 1,840 1,960 1,960 

Summerlin Rd. Kelly Rd. 2LN Class 1 -Arterial 0 140 800 860 860 

Center St. Tropical Shores Way 2LN Class I -Arterial 0 140 800 860 rn Tropical Shores Way Voorhis St. 2LN Class I - Arterial 0 140 800 860 0 

Surnmerlln Rd. San Carlos Blvd. 4LD Class 1 - Arterial 0 260 1,840 1,960 ~ 
c:J -Denotes the LOS Standard for each roadway-segment 



TABLE 4A 
2035 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

BAY HARBOUR VILLAGE MARINA CPA- 2035 ANALYSIS 

September 16, 2015 

2036 BACKGROUND 2035PEAK !llRECTCION 
Pl!AK DIRECTION PM PK VOLUMES +PM PEAK PROJECT 

20]5 MDT 100TH HIGl1EST PM PKl1R TRAFFIC VOLUMES PROJ. TRAFFIC VOLUMl!S 
ROADWAY SEGMENT FSUTMS LCD OT PCS OR PEAKSEASONIIACKGROUND 11•100 HOUR PK DIR DIRECTIONAL PEAK ~ SOUT}l/1'1/FST Ma,. rRAFFIC ~ ~ Max. 

ROADWAY ffiill!. !Q = EMI.."1<! fhJlIQll mm.I!;. .Ea!llim. i.we;J. ~PbYM~ = !llB!fillQli.l!Q.!JJ./,!s l,.Q.§~!.Q§ ,. "" VOLUME "' VOLUMlj I.OS "' Summe,Nn Road McGreg0< ai,d. Sanconoslll•d. 40,866 rn 1.160 34,632 0,1000 3,463 0,54 EAST 1670 0 1,593 ' 
,, 1686 ' 1,609 ' San Corio• a1,o. Pino Ridge Rd, 44,932 rn 1.160 36,076 0.1000 3,808 0.54 "'" 

,oo, 
' 1,752 '° 2086 ' 1,762 ' pjne Rodge RO llo'5Rd. 56,799 '" 1.1ao 46,135 0.1000 4,81~ 0.64 "'" 2599 C 2,21~ "' 2asg 2,274 

Ptn• Rodge Rd. Son ci<los Bl,d, Summenrn Rel. 12,296 '" 1.180 10,422 0.1000 t,042 "" "'" "" ' '" ,0 '" '°" Summerl<n Rd. GladlolusD<. 7,166 " 1.1eo 6.073 0.1000 "' "·" "'" "" ' "' "' '" '"' 
San Carlos Bl,d. Eslerolllvd. Main SI. (Bridge) 3M30 1.130 27,203 o.oaao 2,319 0,55 NORTii 1275 ' 1,04.\ ' 1.46 " 1328 1,097 1.64 

Main SI. Summerln Rd. 36,142 1.130 31,984 0,0860 2,719 0.65 NORTH 1495 ' 1,224 ' '" 1593 1,322 
Summe,11o Rd, KollyRd, 14.BEl.2 1.130 13,170 0,0850 1,119 0-'i-~ NORTH "" ' '"' ' " "'" '"' 

Eslo.roBlvd, CenlarSI, T,oploalShoresWay 27.844 " 1.080 2!;,781 0,0900 2,320 "" NORTl-1 1208 1,114 1.40 " 1<59 1,167 1.48 
Trnplc.;I Shores Way Voorhis$( 23,324 " 1.060 21,596 0,0900 1,9H "" NORTH 1011 "" 1,18 " 1044 '"" 1,21 

MoGrego, Blvd. Summo'1"1Rd, San Cano.s Bl,d. 29,782 '" 1.22 2-1411 0,102 2,490 0,69 NORTH 1469 102\ ' " 1484 1,036 ' 
PM P••k P;oJeot Trame Volum .. taken from Toblo 8A 



TABLE SA 
PEAK DIRECTION PROJECT TRAFFIC VS. 10% LOS CLINK VOLUMES 

BAY HARBOUR MARINA VILLAGE COMP PLAN 5-YEAR ANALYSIS 
September 15,2015 

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 121 VPH IN= 49 OUT= 72 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 288 VPH IN= 151 OUT= 137 

PERCENT 

ROADWAY LOSA LOSB LOS C LOS D LOSE PROJECT PROJECT PROJ/ 

BOADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

San Carlos Blvd. S. of Main St. 2LN 0 140 800 860 860 35% 53 6.61% 

N. of Main St. 4LN 0 260 1,840 1,960 1,960 55% 83 4.51% 

N. of Buttonwood Dr. 4LN 0 260 1,840 1,960 1,960 65% 98 5.3.3% 

N. of Plne Ridge Rd. 4LN 0 260 1,840 1,960 1,960 45% .68 3.69% 

N. of Summerlin Rd. 2LN 0 140 800 860 860 15% 23 2.83% 

Main SI. E. of San Carlos Blvd. 2LN 0 0 310 670 740 90% 221 71.26% 

E. of Buttonwood Dr. 2LN 0 0 310 670 740 100% 245 79.03% 

Buttonwood Dr. N. of Main St. 2LN 0 0 310 670 740 10% 15 4.87% 

Summerlin Rd. E. of Pine Ridge Rd. 6LN 0 410 2,840 2,940 2,940 40% 60 2.13% 

E. of San Carlos Blvd. 6LN 0 410 2,840 2,940 2,940 20% 30 1.06% 

W. of San Carlos Blvd. 4LN 0 260 1,840 1,960 1,960 10% 15 0.82% 

Pine Ridge Rd. E. of San Carlos Blvd. 2LN 0 0 310 670 740 20% 30 9.74% 

• Lee County Generalized Peak Hour Level of Service thresholds (2013) ut!llzed. 



TABLE 6A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

BAY HARBOUR MARINA VILLAGE COMP PLAN 5-YEAR ANALYSIS 
September 15, 2015 

TOTAL PROJECT TRAFFIC AM" "' WH IN" " OUT= n 
TOTAL PROJECT TRAFFIC PM" 208 VPH IN= 151 OUT= 137 

2013 2020 2020 2020 

PKHR PK HR PK SEASON PERCENT BCKGRNO BCKGRND 

BASE YR 2011 YRS Of ANNUAL PK SEASON PEAK DIRECTION PROJECT AM PROJ PM PROJ + AM PROJ + PM PROJ 

ROADWAY SEGMENT PCS# AOT ADT GROWTH RATE1 PEAK DIR.2 VOLUME LOS YJS; TRAFFIC TRAFFIC TRAFFIC VOLUME LOS VIC VOLUME LOS YJS; 

San Carlos Blvd. S. of Main St a 27,000 22,600 1.00% 1,045 1,120 F 1.30 3'% 26 63 1,146 F 1,33 1,173 1.36 

N. of Main St. 27,000 22,600 1.00% 1,045 1,120 C 0.57 55% 40 83 1,160 C 0.59 1,203 C 0.61 

N. of Buttonwood Dr. 25,100 22,300 1.00% 1,045 1,120 C 0.57 65% " OB 1,167 C 0.60 1,219 C 0.62 

N. of P!ne Ridge Rd. 25,100 22,300 1.00% 1,045 1,120 C 0.67 45% 32 68 1,153 C 0.59 1,188 C 0.61 

N, of Summerlin Rd. 378 17,200 13,700 1.00% 601 '41 C 0.86 15% 11 23 752 C 0.87 763 C 0,89 

Main St. E. of San Carlos Blvd. 3,773' 1.00% 166 185 C 0.25 90% 160 221 345 D 0.47 406 D 0.56 

E. of Buttonwood Dr. 3,773' 1.00% 166 185 C 0.25 100% 177 24S 302 D 0.49 430 D 0.58 

Summerlin Rd. E. of Pine Ridge Rd. 10 30,200 29.700 1.00% 1,752 1,878 C 0.64 40% 20 60 1,907 C 0.65 1,939 C 0.66 

E. of San Carlos Blvd. 19 30,200 29,700 1.00% 1,000 1,072 C 0.36 20% 14 30 1.087 C 0.37 1,102 C 0.37 

W. or San Carlos Blvd, 19 30,200 29,700 1.00% 1,055 1,131 C 0.58 10% 15 1,138 C 0.58 1,146 C 0.58 

Pine Ridge Rd. E. of San Carlos Blvd. 37 10,600 9,500 1.00% "" <01 D 0.66 20% 14 30 505 D 0.68 521 D 0.70 
1 

A minimum growth rate of one percent {1%) was urnlzed 
2 Data ror San Carlos Blvd & Pirie Ridge Rd waa obtained from lhe 2014 Lee County Coneurre~y Management Report Data tor Main St was estimated utOlzlng lraffle count data obtained in 2010, 

* Represen\s a 2009 MDT. ObtalMd from lretnc data collected by TR Transportation. 

AM & PM Pro], Traffic On Mein Streat includes hips from 200 space publlo parking spaces 
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PERFORMANCE 
2013100th EST 2014100th FORECAST 

ROAD HIGHESTl1R HIGHEST HR FUTURE VOL 

LOS CAPACITY LOS VOLUME LOS VOLUME LOS VOLUME 

SAN CARLOS BL (SR SUMMERLIN RD KELLY RD 
8651 

,co E 1,000 B '" B '" B "' 23180 

SAN CARLOS BL (SR 
6651 

KELLY RD GLADIOLUS RD ''" E 1,46D C '" C '" C S,7 23200 

SAN CARLOS BL (SCP) US41 THREE OAKS PKWY 2LN E "" C '" C '" C "' 23230 

SANIBEL BL' us 41 LEE BL ,CN E sso G "' C "' C .,, 23260 

SHELL POINT Bl' MnGREGOR BL PALM ACRES ,LN E 860 C ''" C ''" C 313 23400 

SIX MILE CYPRESS 
us 41 METRO Pl<WY 

PKWY 1SR 739' 
4LD E 1,920 B 1,349 B 1.349 B 1,360 23500 

SIX MILE CYPRESS 
METRO PKWY DANIELS PKWY 

PKWY 
4LD E 1,920 B 1,238 B 1,281 B 1,326 23600 

SIX MILE CYPRESS 
DANIELS PKWY WINKLER AVE 4W E 1,900 

PKWY 
A "' A 7" B "' 23700 

SIX MILE CYPRESS 
WINKLER AVE CHALLENGER BL PKWY 4LO E 1,900 A 732 A 732 A "' 2~00 

SIX MILE CYPRESS 
CHALLENGER BL COLONIAL BL PKWY SLD E 2,860 A m A "' A 732 23900 

SLATER RD BAYSHORE RD (SR 7~) NALLE GRADE RD 2LU E 1,010 C '" C 328 C ''° 24000 

SOUTH POINTE BL' CYPRESS LAKE DR COLLEGE PKWY 2LD E "' D '"' D '" D '" 24100 

SR 31 PALM BEACH BL BAYSHORE RD (SR76' ,cN ' 1,310 B ,., B '" B 367 24200 

SR31 BAYSHORE RD (SR 78) 
CHARLOTTE COUNTY ,CN E 1,310 
LINE 

B '" B '" B '"' 24JOD 

STALEY RD ORANGE RIVER BL TICE ST 2LU E sso C '70 C no C '" 2'1400 

STRINGFELLOW RD FIRST AVE BERKSHIRE RD ,LN ' 1,060 ' "' ' "' D s,o 24500 

STRINGFELLOW RD BERKSHIRE RD PINE ISLAND RO ,CN ' 1,060 B 279 ' 2'1 C 4'4 24600 

STRINGFELLOW RD PINE ISLAND RD PINELAND RD 2LN E 1,060 D '" D 527 D "' 24700 

STRINGFELLOW RD' PINELAND RD MAIN ST 2LN E 1,060 B 1" B "" ' '" 24800 

SUMMERLIN RD McGREGOR BL KELLY COVE RD <LD E 1,980 B 1,143 B 1,143 ' 1,226 24900 

SUMMERLIN RD• KELLY COVE RD SAN CARLOS BL 4LD E 1,960 B 1,055 B 1,055 B 1,055 25000 

SUMMERLIN RO' SAN CARLOS BL PINE RIDGE RD SLD E 2,960 B 1,000 B 1,000 ' 1,115 25100 

SUMMERLIN RD PINE RIDGE RD BASS RD SLD E 2,980 B 1,752 B 1,752 B 1,845 25200 

SUMMERLIN RO BASS RD GLADIOLUS DR SLD E 2,980 B 1,752 ' 1,752 ' 1,858 25300 

SUMMERLIN RO GLADIOLUS OR CYPRESS LAKE DR <LD E 1,9~0 B 1,235 B 1,235 B 1,360 25400 

SUMMERLIN RD CYPRESS LAKE PR COLLEGE PKWY SLD E 2,960 ' 1,287 B 1,267 B 1,287 25500 

SUMMERLIN RD COLLEGE PKWY MAPLE DR SLD E 2,960 C 1,593 C 1,593 C 1,612 25600 

SUMMERLIN RD MAPLE OR BOY SCOUT DR SLD ' 2,960 C 1,593 C 1,593 C 1,593 25700 

SUMMERLIN RD BOY SCOUT DR MATTHEWS OR 4LD ' 1,760 D 1,026 D 1,026 D 1,026 26600 

SUMMERLIN RD MATTHEWS DR COLONIAL BL ,w E 1,760 D 1,028 D 1,026 0 1,026 25900 

SUNRISE BL· ALEX BELL BL COLUMBUS AVE 2LU ' sso C ., C .. C " 26000 

SUNSHINE BL IMMOKALEE RO (SR82) SW 23rd ST 2LN E 1,040 C "' C "' C 33' 26100 

SUNSHINE BL SW 23rd ST LEE BL 2LN E 1,040 C 319 - C '" C 320 26160 

SUNSHINE BL LEE BL W 12th ST 2LN E 1,040 D "' D M7 D 569 26200 

SUNSHINE BL" W 12lh ST W 75th ST 2LN E 1,040 ' "' B 200 B ''" 26300 

SW 23rd ST GUNNERY RD SUNSHINE BL 2LU E sso C S<O C "' D '"' 26400 

TERMINAL ACCESS TREEUNE AVE AIRPORT ENT <CD E 1,7SO 0 1,501 D 1,501 D 1,501 
(76 Connector under 26450 

,o construction 

THREE OAKS PKWY COCONUT RD CORKSCREW RD "" E 1,940 B '" B '" B 1,017 26500 



'"'( TRANSPORTATION 
K CONSULTANTS, INC. 

September 17, 20 15 

Mr. Jim Ink 
lnkwerks 
'.W55 West First Street 
Fo1t Myers. FL33901 

I ' 

RE: Bay Harbour Marina Village 
DCl20 l 5-000 I5/CPA20 15-00005 

Dear Mr. ln.k: 

2726 OAK RIDGE COURT, SUITE 503 
FORT MYERS.FL 33901·9356 

Or-r\CE 239.278.3090 
FAX 239.278.1906 

WWW.TRTRANS.NET 

TRAFFIC ENGINEERING 
TR/\NSPOIITATION PLANNING 

SIGNAL SYSTEMS/DESIGN 

SEP 1 7 2015 

r·1MMIJNJTV l)FVFI OrMFr 

C,P~o 15 - 00005 

TR Transportation Consultants, Inc. has reviewed the comments issued by the Lee 
County Depmtment of Community Devdopment for the proposed Bay Harbour Marina 
Village comprehensive plan amendment and rezoning application. The comments and TR 
Transportation ·s response to those comments are listed below for reference. 

CPA2015-00005 
Please update Table 5A and 6A to include Estero Boulevard on Fort 
Jllfyers Beach. 

T ables SA and 6A were revised to include Estero Boulevard in the Level of Service 
analysis and are attached. 

lf you have any additional questions, please do not hesitate to contact me. 

Ted B. Trcesh, PTP 
President 

Attachments 



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

BAY HARBOUR MARINA VILLAGE COMP PLAN 5-YEAR ANALYSIS 

September 17,2015 

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 121 VPH IN= 49 OUT= 72 

TOT AL PM PEAK HOUR PROJECT TRAFFIC = 288 VPH IN= 151 OUT= 137 

PERCENT 
ROADWAY LOSA LOSS LOSC LOS D LOSE PROJECT PROJECT PROJ/ 

ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOSC 

San Carlos Blvd. S, of Main St. 2LN 0 140 800 860 860 35% 53 6.61% 

N. of Main St. 4LN 0 260 1,840 1,960 1,960 55% 83 4.51% 

N. of Buttonwood Dr. 4LN 0 260 1,840 1,960 1,960 65% 98 5.33% 

N. of Pine Ridge Rd. 4LN 0 260 1,840 1,960 1,960 45% 68 3.69% 

N. of Summerlln Rd. 2LN 0 140 800 860 860 15% 23 2.83% 

Main St. E. of San Carlos Blvd. 2LN 0 0 310 670 740 90% 221 71.26% 

E. of Buttonwood Dr. 2LN 0 0 310 670 740 100% 245 79.03% 

Buttonwood Dr. N. of Main St. 2LN 0 0 310 670 740 10% 15 4.87% 

Summerlin Rd. E. of Pine Ridge Rd. 6LN 0 410 2,840 2,940 2,940 40% 60 2.13% 

E. of San Carlos Blvd. 6LN 0 410 2,840 2,940 2,940 20% 30 1.06% 

W. of San Carlos Blvd. 4LN 0 260 1,840 1,960 1;960 10% 15 0.82% 

Pine Ridge Rd. E. of San Carlos Blvd. 2LN 0 0 310 670 740 20% 30 9.74% 

Estero Blvd. S. of San Carlos Blvd. 2LN 571 616 644 685 726 35% 53 8.21% 

* Lee County Generalized Peak Hour Level of Service thresholds (2013) utilized. 

For Estero Blvd., Service volumes taken from Lee County Link Specific Thresholds (2014) 



TABLE6A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

BAY HARBOUR MARINA VILLAGE COMP PLAN 5-YEAR ANALYSIS 

September 17, 2015 

TOTAL PROJECT TRAFFIC AM" 121 VPH IN-c " OUT"' n 
TOTA!. PROJECT TRAFFIC PM" 288 VPH INe. 151 OUT"' 137 

2013 2020 2020 2020 
PKHR PK HR PK SEASON PERCENT BCKGRNO BCKGRND 

BASE YR 2011 YRS OF ANNUAL PK SEASON PEAK OIRECTtoN PROJECT AM PROJ PM PROJ + AM PROJ + PM PROJ 

~ ~ f.Ql! "'1I .A!ll GROWTH Rill.'. ~ VOLUME LOS >ffi TRAFFIC I.B.8fEI.Q TRAFFIC VOLUME bQ§_ YJJ;. ~ bQ§_ VIC 
San Carlos Blvd. s. of Main St. 27,000 22,800 9 1.00% 1,045 1,120 F 1.3/) 35% 25 53 1,146 1.33 1,173 F 1.36 

N. of Main SL 27,000 22,600 1.00% 1,045 1,120 C 0.67 55% 40 e3 1,160 C 0.59 1,203 C 0.61 
N, of Buttonwood Dr. 25,100 22,300 1.00% 1,045 1,120 C 0.57 65% 4' 98 1,167 C 0.60 1,219 C 0.62 
N. of Pine Ridge Rd. 25,100 22,300 1.00% 1,045 1,120 C 0.67 45% 32 88 1,153 C 0.59 1,188 C 0.61 
N. of Summerlin Rd. "' 17,200 13,700 1.00% 691 741 C 0.86 15% 11 23 752 C 0.87 763 C 0.89 

Main St E. of San Carlos Blvd. 3,773' 1.00% 166 165 C 0.25 90% 160 221 345 D 0.47 406 D 0.55 
E. of Buttonwood Dr. 3,773' 1.00% 166 185 C 0.25 100% 177 245 362 D 0.49 430 D 0.58 

Summerlin Rd. E. of P)ne Ridge Rd. 19 30,200 29,700 1.00% 1,752 1,878 C 0.64 40% " 60 1,907 C 0.65 1,939 C 0.66 
E. of San Carlos Blvd. 19 30,200 29,700 1.00% 1,000 1,072 C 0.36 20% 14 3{) 1,087 C 0.37 1,102 C 0.37 
W. of Sari Carlos Blvd. 19 30,200 29,700 1.00% 1,055 1,131 C 0.58 10% 15 1,138 C 0,68 1,146 C 0.58 

Plmi Ridge Rd. E. of San Carlos Blvd. 37 10,600 9,500 1.00% 458 491 D 0.66 20% 14 30 505 D 0.68 521 D 0.70 

Estero Blvd. S. of Sari Carlos Blvd. 44 16,400 13,600 1.00% 716 768 F 1.06 36% 25 53 79S F 1.09 020 F 1.13 
1 

A mlnfmum growth rate or one percent (1%) was utnized 
2 

Oala for San Carlo• Ellvd a Plne Rkjge Rd was ob(aITTed from !he 2014 Lee County Concurrency Managemer>t Report. Oala for Main St waa es~mat<>d utilizing traffic colJ/11 data oblained t,, 2010. 

* Represents a 2009 AAOT. Obtained from traffic data collected by TR Tran,portaUon. 

AM a PM Proj. Traffic On Main Slree1 ;ncludes lrlps from 200 space public parking spaces 
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Mey, 2014 LINK-SPECIFIC SERVICE VOLUMES ON ARTERIALS IN LEE COUNTY (2013 DATA) PAGE 2 

TRAFFIC LENGTH ROAD SERVJCEVOLUMES PEAK HOUR PEAK DlRECTION1 SERVICE VOLUMES 1R:AK HOU~-BOTH DIRECTIONS' 
ROAD SEGMENT FROM TO DISTRlC MIL~ TYF< A B C 0 E A B C 0 E 
COLONIAL BL VD SIX MILE PKWY 175 1 0.5 6LO 0 2490 3220 3.220 3,220 0 40,0 5290 5290 5290 

1-75 SR 82 1 " 6LO 1,150 3,240 3240 3240 3,240 1990 5600 5,600 5600 5.600 
CORKSCREW RD US41 MNDY LN 4 0.5 4LO 0 380 teOO 1 000 1,900 0 750 3,740 3.740 3,740 

MNDY LN THREE OAKS PKWY 4 0.7 4LO 0 380 1900 1900 1000 0 750 3 740 3.740 3740 
THREE OAKS PKWY 1-75 4 0.8 4LO 0 380 1900 1900 1900 0 750 3 740 3740 3 740 
l-75 BEN HILL GRIFFIN PKWY 3 0.5 4LO 0 380 1900 1900 1.000 0 750 3 740 3740 3740 
BEN HlLL GRIFFIN PKW WILDCAT RUN DR 3 1.7 2LD 100 310 560 770 1130 190 600 1090 1510 2220 
WILDCAT RUN DR ALICORD 3 2.6 2LN 90 "" 530 730 1 080 180 570 1.00, 1.440 2120 
ALICORO COUNTY LINE 3 10.4 2LN 90 290 530 730 1 080 180 570 11)\0 1,440 2,120 

CYffiESS LAKE OR McGREGOR BL VO SOUTH POINT BL VD 4 0.4 4LD 0 0 810 1.870 1.940 0 0 1,590 3.670 3,820 
SOUTH POINT BL VD WINKLER RO 4 0.6 4LD 0 0 810 t 870 1941J 0 0 1,590 3,670 3820 
WJNKLERRD SUMMERLIN RD 4 07 4LD 0 0 810 t,870 1 '40 0 0 1590 3,670 3.820 
SUMMERLIN RD US41 4 0.9 6LD 0 0 1240 2880 2940 0 0 2440 5650 5760 

DANIELS PKWY US41 B!GPINEWAY 4 0.5 6LD 0 0 720 2,530 "'° 0 0 1,420 4970 5280 
BIGPINEWAY METRO PKWY 4 0.6 6LD 0 0 720 2530 2680 0 0 1,420 4970 5,280 
METRO PKWY SIX MILE A<.WY 4 0.8 6LD 0 0 720 2 530 2,680 0 0 1,420 4,970 5280 
S/XMILEA<.WY PALOMINO DR 4 2.2 6LD 0 2470 3000 3.000 3000 0 4,580 5570 5570 5,570 
PALOMINO DR 1-75 4 0.6 6LD 0 2470 3000 3000 3000 0 45B0 5570 5.570 5570 
1-75 TREELINEAVE 3 o.s 6LD 2,610 3,180 3180 3180 3180 4500 5500 '500 5,500 5,500 
TREELINEAVE CHAMBERLIN PKWY 3 0.8 6LD 2610 3180 3180 3180 3,180 4500 5500 5,500 5500 5500 
CHAMBERLIN PKWY SR82 3 3.8 4LD 1,680 2120 2120 2.120 2120 2 900 3650 3.650 3650 3650 

DEL FRADO BL VD CAPE CORAL PKWY SE46THST 5 0.3 6LD 0 0 1,520 2,820 2820 0 0 2870 5310 5,310 
SE46TH ST CORONADO PKWY 5 0.7 6LD 0 0 1.520 2.820 2.820 0 0 2.870 5310 5 310 
CORONADO PKWY CORNWALLIS PKWY 5 1.3 8LD 0 0 1520 "820 2820 0 0 2870 5310 5.310 
CORNWALLIS PKWY VETERANS PKWY 5 0.8 6LD 0 0 1,520 2,820 2,820 0 0 ?870 5310 5,310 
VETERANS A<.WY HANCOCK B. PKWY 5 3.0 6LD 0 0 15£0 2,840 2840 0 0 3,060 5,570 5,570 
HANCOCK B. PKWY NE6THST 5 0.7 6LD 0 0 2 750 2,800 2800 0 0 5400 5480 5480 
NE6THSf SR78 5 0.4 6LD 0 0 2750 2800 21100 0 0 5400 5480 5480 

ESTERO BLVD HICKORY BL VD AVENIDA PESCADORA 4 2.9 2LN 571 816 844 685 726 1,120 1208 1264 1344 1424 
AVENIDA PESCADORA MtD ISLAND DR 4 1.2 2LN 571 616 844 685 726 1120 1208 1,264 1.344 1424 
MID ISLAND DR SAN CARLOS BLVD 4 1.8 2LD 500 588 593 632 671 980 1113 1162 1239 1316 

ESTEROPKWY US41 BEN HILL GRIFFIN PKWY 4 2.6 4LD 0 2.000 2000 ?QOO 2,000 0 3,920 3920 3,920 3920 
FOWLER ST US41 NAlRFORTRD 1 1.0 6LD 0 0 870 2580 2,580 0 0 1620 4 780 4 780 

NAIRPORTRD COLONIAL SL VD 1 03 6LD 0 0 870 2580 2580 0 0 1820 4 780 4 780 
COLONIAL BLVD WINKLER AVE 1 0.5 4LO 0 490 1700 1700 1700 0 910 3150 3150 3150 
WINKLER AVE HANSON Sf 1 1.3 4LO 0 400 1700 1700 1700 0 910 3150 '150 3,150 
HANSJN ST SR82 1 1.3 4LD 0 400 1.700 1700 1700 0 010 '150 3150 3,150 

GLADIOLUS DR McGREGOR 8L VD PINERIDGERD 4 0.5 4LD 0 1.060 1.840 1.840 1.840 0 2000 3.490 3490 3490 
PINERIDGERD BASSRD 4 1.6 4LO 0 1.060 1840 1,840 1840 0 2000 3490 MOO 3490 
BASS RD WINKLER RD 4 0.8 6LD 0 1640 2,780 2780 2780 0 3,100 5260 5260 5260 
WINKLER RD SUMMERLIN RO 4 0.5 8LD 0 1180 2,900 2900 2900 0 2,230 5480 5480 5480 
SUMMERLIN RD US41 4 1.5 6LD 0 1,180 2,900 2,900 2900 0 2,230 5.480 5,480 5,480 



PERFORMANCE 
2013 100!1\ EST 2014 100th FORECAST 

ROAD HIGHEST HR HIGHEST HR FUTURE VOL 
,os CAPACfTY cos VOLUME cos VOLUME cos VOLUME 

ESTEROBL VOORHIS ST TROPICAL SHORES WAY ,co ' '71 ' '" ' '" ' 650 
Constrained v/c = 0,94; 

10000 Design underway 

ESTERO BL" TROPICAL SHORES WAY CENTER ST ,w ' 671 ' "' 
Constrained vie" 1,07; 

' '16 ' m Reconstruction In FY 10100 
14115 

ESTERO PKWY us 41 THREE OAKS PKWY <CO ' 2,000 0 "' 0 '°' 0 ... 14400 
ESTERO PKWY THREE OAKS PKWY BEN H!LL GRIFFIN PKWY '"' ' 2,000 B 755 B 755 B ,s; 14450 
EVERGREEN RD US41 BUS 41 2'U ' 860 C 100 C 100 C 100 10200 
FIDDLESTICKS BL• GUARDHOUSE DANIELS PKWY 2'0 ' 860 C "' C "' C '" 10300 
FOWLER ST us 41 NAIRPORT RD 6LD E 2,580 D 1,0S4 D t094 D 1,096 10400 
FOWLER ST NAIRPORT RD COLONIAL BL ''° ' 2,580 D 1,262 D 1,262 D 1,262 10500 
FOWLER ST COLONIAL BL WINKLER AVE 4LD ' 1,700 C 1,0IJ\I C 1,00!l C 1,009 10600 
FOWLER ST WINKLER AVE HANSON ST <CD ' 1,700 C 1,146 C 1,146 C 1,148 10700 
FOWLER ST (SR 739} HANSON ST DR ML KING BL (SR 02) 4LD E 1,700 C 1,176 C 1,178 C 1,176 10730 

GASPARILLA BL FIFTH ST CHARLOTTE COUNTY 
2'U E 000 C LINE 171 C 172 C 10, Constrained vie" 0.20 10800 

GtADIOLUS DR McGREGOR BL PINE RIDGE RD <CD E 1,840 B '51 B '" B <11 10900 
GLADIOLUS DR PINE RIDGE RD BASS RD 4W E 1,840 B 1,039 B 1.039 C 1,127 11000 
GLADIOLUS DR' BASS RD WINKLER RO SCD ' 2,760 B 1,106 B 1,117 0 1,164 11100 
GLADIOLUS DR' WINKLER RO SUMMERLIN RO OLD ' 2,900 B 942 B '" B 951 11200 
GLADIOLUS RD SUMMERLIN RD US41 6LD E 2,900 C 1,853 C 1,853 C 1,998 11300 
GREENBRIAR BL' RICHMOND AVE JOEL BL 2'U ' 000 C " C " C " 11400 
GUNNERY RD IMMOKALEE RD (SR 92) LEE BL "' E 1,920 B 91' B 941 B '91 11500 
GUNNERY RD LEE BL BUCKINGHAM RD ,cu E 1,020 C "' C ,,, C 051 11600 
HANCOCK BRIDGE DEL PRADO BL NE 24th AVE ,w ' 2,000 PKWY B '96 B "" B '" 11700 

HANCOCK BRIDGE 
NE 24th AVE ORANGE GROVE BL <CD ' 2,000 PKWY B 1,271 B 1.271 B 1,284 11600 

HANCOCK BRIDGE 
ORANGE GROVE BL MOODY RD <LD E 2,000 PKWY" B 1,337 B 1,355 B 1,480 11900 

HANCOCK BRIDGE MOODY RD U.S. 41 4LD ' 2,000 PKWY B 1,196 B 1,199 B 1,326 12000 

HART RO BAYSHORE RD (SR 70 LAUREL DR 2LU ' ''° C 297 C 295 C 2'0 12100 

HICKORY BL BONITA BEACH RD McLAUGHLIN BL ,cu E 0,0 E 403 ' "' ' .. , Constrained vie = 0.56 12200 

HICKORY BL McLAUGHLIN BL MELODY LN 2'U ' 670 D "' D '" 0 040 Constrained vie= 0.38 12300 

HICKORY BL MELODYLN BIG CARLOS PASS ,cu E 0,0 C '" C "' C '" Constrained~/¢" 0,35 12400 

HOMESTEAD RD IMMOKALEE RD (SR 82) MILWAUKEE BL '" ' 9'0 C .,, C "' C m 12480 
HOMESTEAD RD MILWAUKEE BL SUNRISE BL "" E "" C 46' C 4B9 0 "" 12490 

HOMESTEAD RD SUNRISE BL LEELAND HEIGHTS BL "" ' a,o C .,, C m ' '" 
4 ln oonslrucllon In FY 

12500 15116 
HOMESTEAD RD LEELAND HEIGHTS BL LEE Bl 4LN E 1,!100 D 1,1!!2 D 1,193 0 1,264 12600 
IOLEWILO ST' METRO PKWY PLANTATION RO 2LU ' 060 C '" C ,ao C 19' 12700 
IMMOKALEE RO (SR 

l-75 BUCl<INGHAM RD 6LO D 2,820 8 1,682 B 1,682 B 1,682 12800 .,. 



James Ink 

LCrrom: 
Sent: 
To: 

Mayfield, Lee <LMayfield@leegov.com> 1v 
Wednesday, September 16, 2015 8:40 AM 

James Ink StP 1 7 
Cc:: Dunn, Brandon; Rozdolski, Mikki; 'Jack Mayher'; Bjostad, James 20f5 
Subject: 
Attachments: 

RE: CPA20~5-00005 Bay Harbour Marina Village I J)MMl JNfff DFVF 
LDC - Hurricane Preparedness.docx l OPMFNT 

CPA~Dl5-ooo05 
James, 

We would not be opposed t o you applying the on-site shelter Land Development Code criteria instead of the payment in 
lieu of criteria. l<eep in mind that the on-site shelter sq footage is based on the number of total units and NOT intended 
t o shelter all residents during a storm event. The intent would be to have a safe space in the building should residents 
not evacuate as instructed for one reason or another. Since this location Is on an island, these residents wou ld still be 

expected to evacuate during a mandatory evacuation. 

Let me know i-f you'd like to discuss further .... ! appreciate your interest and historical knowledge on t his topic. 

Lee 

!From: James Ink [mailto:jamesink@inlcwerks.net] 
Sent: Tuesday, September 15, 2015 10:13 AM 
To: Mayfield, Lee 
Cc: Dunn, Brandon; Rozdolski, Mikki; 'Jack Mayher' 
Subject: RE: CPA2015-00005 Bay Harbour Marina Village 

Lee 

Planning staff has asked me to obtain clarification that your department has sufficient 
information Jo determine county support on the request for a shelter in p lace for our Bay 
Harbour Marina Village Development. I do not know your position on the substantive 
determination if we can have a shelter similar to the approved Ebb Tide Development. If so 
a comment on that would a lso be most helpful, but what is required is an e-mail that I do not 
owe you any additional information. 

Thanks for your time. 

James Ink 

NOTE: 

The information transmitted Is intended solely for the individual or entity to which it is addressed and may 
contain confidential and/or privileged material. Any review, retransmission, dissemination or other use of or 
taking action in relfance upon this Information by persons or entitles other than the intended recipient is 
prohibited. If you have received this email in error please contact the sender and delete the material from any 
computer. · 

1 



2055 West First Street, Fort Myers, Florida 33901 
Tel: (239) 334-2450 Fax: (239) 334-0278 

jamesink@inl<werks.net 

From: Mayfield, Lee [mai1to:LMayfield@leegov.com1 
Sent: Wednesday, August 19, 2015 1:54 PM 
To: James Ink <jamesink@lnkwerks.net> 
Subject: RE: CPA2015-0000S Bay Harbour Marina Village 

Jim, 

Attached is the SLOSH/Storm Surge report we normally run for developments. Looks like the Cat 5 model run elevation 

is 25.7 NAVO. 

Lee 

from: James Ink fmailto:jamesink@inkwerks.net] 
Sent: Monday, August 17, 2015 1:16 PM 
To: Mayfield, Lee 
Subject: RE: CPA2015-000D5 Bay Harbour Marina Village 

I have attached the property list for your use. 

Jim 

NOTE: 

The information transmitted is intended solely for the individual or entity to which it is addressed and may 
contain confidential and/or privileged material. Any review, retransmission, dissemination or other use of or 
taking action in reliance upon this information by persons or entities other than the intended recipient is 
prohibited. If you have received this email in error please contact the sender and delete the material from any 
computer. 

2055 West First Street, Fort Myers, Florida 33901 
Tel: (239) 334-2450 Fax: (239) 334-0278 

jamesink@inkwerks.net 

2 



From: Mayfield, Lee [mailto:LMayfield@leegov.com] 
Sent: Monday, August 17, 2015 8:20 AM 
To: James Ink <jamesink@inkwerks.net> 

Subject: RE: CPA2015-00005 Bay Harbour Marina Village 

James -Just to advise ... if we do go with the on-site shelter option, the requirements will be to Catego,y 5 - which 
means elevated to Cat 5 SLOSH level and strengthened to 200mph winds .. .in addition to the emergency power 

requirements. You are aware of this, right? 

From: James Ink [mailto:iamesink@inkwerks.net] 
Sent: Sunday, August 16, 2015 12:42 PM 
To: Mayfield, Lee 
Subject: RE: CPA2015-00005 Bay Harbour Marina Village 

Thanks for the response, I will call you at 2pm if that is alright and we can discuss. My issue is 
that another project on the same street was granted shelter in place approval in their 
zoning. I have attached the zoning condition for your review. 

Jim 

NOTE: 

The information transmitted is intended solely for the individual or entity to which it is addressed and may 
contain confidential and/or privileged material. Any review, retransmission, dissemination or other use of or 
taking action in reliance upon this Information by persons or entitles other than the intended recipient is 
prohibited. If you have received this email in error please contact the sender and delete the material from any 
computer. 

2055 West First Street, Fort Myers, Florida 33901 
Tel: (239) 334-2450 Fax: (239) 334-0278 

iamesink@inkwerks.net 

From: Mayfield, Lee [mailto:LMayfield@leegov.com] 
Sent: Sunday, August 16, 2015 12:19 PM 
To: James Ink <iamesink@inkwerks.net> 
Subject: RE: CPA20l.5-0000S Bay Harbour Marina Village 

Mr. Ink, 

3 



I believe my comments were that the payment in lieu of option would be more appropriate sinrn we would never 
recommend that residents ''shelter in place" during a hurricane in extremely vulnerable areas (Fort Myers Beach). 

Except in the case of a proposed Healthcare Facilit'I, the payment in lieu of option would be consistent with what most 
other developers have gone with. 

That being said, I know the zoning issues raise other questions and I may have to discuss further with Lee County 
Community Development. 

I'm in the office today until 3 or 4pm and can discuss now or tomorrow. My cell phone is 239-476-2480. 

Thanks, 

Lee 

From: James Ink [mailto:jamesink@inkwerks.net] 
sent: Sunday, August 16, 2015 10:02 AM 
To: Mayfield, Lee 
Cc: Farmer, Robert 
Subject: CPA2015·00005 Bay Harbour Marina Village 

Mr. Mayfield 

I have tried to contact you via e-mail and phone since August 6th to discuss a comment on 
shelter in place versus pay in lieu of for our Bay Harbour Marina Village MPD, It is extremely 
important that we have a conversation since we desire to be consistent with the 
entitlements of Ebb Tide development down the street. We need to attempt to resolve this 
issue if possible before we have to discuss the difference in the public hearing process. 

Please contact me as soon as possible, I am resubmitting our additional information stating 
that we are working on the issue. 

Thanks for your time 

James Ink 

NOTE: 

The information transmitted is intended solely for the individual or entity to which it is addressed and may 
contain confidential and/or privileged material. Any review, retransmission, disseminatton or other use of or 
taking action in reliance upon this information by persons or entities other than the intended recipient is 
prohibited. If you have received this email in error please contact the sender and delete the material from any 
computer. 
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2055 West First Street, Fort Myers, Florida 33901 
Tel: (239) 334-2450 Fax: (239) 334-0278 

iameslnk@inkwerks.net 

Please note: Florida has a 1/ery broad public records law. Most written cornmunications to or from County Employees and officials regarding County business are 
public records available- to the public and media upon request. Your email wmmunication may be subject to public disclosure. 

Under Florida law, email addresses are public records, If you do not want your email address released In response to a public records request, do not send 
electronic mail to this enlity. Instead, contact this offloo by phone or fn writing. 
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Storm Surge/SLOSH Information 

Project: Bay Harbour Marina Village MPD 

Strap#: Multiple 
19-46-24-00-00005.0200 1195 Main Street, Fort Myers Beach, fl 33931 
19-46-24-05-00000.0130 1185 Main Street, Fort Myers Beach, FL33931 
19-46-24-05-00000.0150 19230 Seaside Drive, Fort Myers Beach, Fl 33931 
19-46-24-00-00004.0000 19210 Seaside Drive, Fort Myers Beach, FL 33931 
19-46-24-00-00004.0030 19170 Seaside Drive, Fort Myers Beach, Fl 33931 
19-46-24-00-00003.0010 1145 Main Street, Fort Myers Beach, FL 33931 
19-46-24-00-00001.0000 1135 Main Street, Fort Myers Beach, FL 33931 

Approximate Lat/Long: 26.462N, 81.949W 

Owner / Address: 

Hurricane Surge Evacuation Zone: This property in located in Evacuation Zone A 

Surge Height Information 

Cyclone Land-falling Surge Height 
Category (Feet Above Sea level NAV) 

TS 
CAT 1 

CAT2 

CAT3 

CAT4 

CATS 

Data Source: SLOSH Display Version 1.66 (1/13/2014) 
Fort Myers Basin v3 
land-failing MOM at High Tide 

5.7 

7.7 

13.5 

18.0 

22.1 

25.7 

Date Created/ Determined By: August 19, 2015 by Lee Mayfield 




