DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

T ee Count APPLICATION FOR PLANNED
&Sﬂ‘eﬁwey?%}a% ;’ DEVELOPMENT PUBLIC HEARING
UNINCORPORATED AREAS ONLY

Project Name: Carissa Minor RPD
Request: Rezone from: CPD To: RPD
Type: [] Major PD X Minor PD ] DRI w/Rezoning ] PRFPD

] Major PD Amendment [ ] Minor PD Amendment

Bonus Density included? [ ]NO [X] YES' for: 88 Bonus Units
VIf YES, submit additional fee required by LDC 2-147(A)(3)

Summary of Project:

Rezone £19.96 acres from Commercial Planned Development (CPD) to minor Residential Planned
Development (RPD) to replace 100,000 SF of retail, 50,000 SF of office and 100 hotel rooms with 265 multi-
family units (including 88 bonus units) with a maximum height of 45 feet.

PART 1
APPLICANT/AGENT INFORMATION

A. Name of Applicant: Carissa, LLC
Address: 9250 Corkscrew Road, Suite 8
City, State, Zip: Estero, FL 33928
Phone Number:
E-mail Address:

B. Relationship of Applicant to owner (check one) and provide Affidavit of Authorization form:
X] Applicant is the sole owner of the property. [34-201(a)(1)a.1.]

[ ] Applicant has been authorized by the owner(s) to represent them for this action. [34-202(a)(3)]
[] Application is County initiated. Attach BOCC authorization.

C. Authorized Agent: (If different than applicant) Name of the person who is to receive all County-
initiated correspondence regarding this application. [34-202(a)(4)]
1. Company Name: Banks Engineering
Contact Person: Stacy Ellis Hewitt, AICP

Address: 10511 Six Mile Cypress Parkway, Suite 101
City, State, Zip: Fort Myers, FL 33966
Phone Number:  (239) 939-5490 Email: SHewitt@bankseng.com

2. Additional Agent(s): Provide the names of other agents that the County may contact concerning
this application. [34-202(a)(4)]

LEE COUNTY COMMUNITY DEVELOPMENT
PO BOX 398 (1500 MONROE STREET), FORT MYERS, FL 33902
PHONE (239) 533-8585
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PART 2
PROPERTY OWNERSHIP

A. Property owner(s): If multiple owners (corporation, partnership, trust, association), provide a list
with owner interest. [34-202(a)(2)]
Name: Carissa, LLC

Address: 9250 Corkscrew Road, Suite 8
City, State, Zip: Estero, FL 33928
Phone Number: Email:

B. Disclosure of Interest [34-202(a)(2)]:
X Attach Disclosure of Interest Form.

C. Multiple parcels:
] Property owners list. [34-202(a)(8)]
[] Property owners map. [34-202(a)(8)]

D. Certification of Title and Encumbrances [34-202(a)(7)]
1. Title certification document, no greater than 90 days old.
2. Date property was acquired by present owner(s): 1/10/06/17-45-25-01-00000.07CE: 10/09/2007

PART 3
PROPERTY INFORMATION

A. STRAP Number(s): [Attach extra sheets if additional space is needed.] [34-203(a)(5)]
17-45-25-01-00000.0270; 17-45-25-00-00004.0000; 17-45-25-01-00000.0280, 17-45-25-00-00004.0020 & 17-45-25-
01-00000.07CE

B. Street Address of Property: Carissa Commerce Court

C. Legal Description (must submit) [34-202(a)(5)]:

Legal description (metes and bounds) (8'2"x11") and sealed sketch of the legal description.
OR

[] Legal description (NO metes and bounds) if the property is located within a subdivision platted per
F.S. Chapter 177, and is recorded in the Official Records of Lee County under Instruments or Plat
Books. (Click here to see an example of a legal description with no metes and bounds.)
AND

Boundary Survey [34-202(a)(6):

XI A Boundary survey, tied to the state plane coordinate system.
OR

[] Not required if the property is located within a subdivision platted per F.S. Chapter 177.

D. Surrounding property owners (within 500 feet of the perimeter of the subject parcel or portion thereof
that is subject of the request):
1. [X] List of surrounding property owners. [34-202(a)(9)]
2. [XI Map of surrounding property owners. [34-202(a)(9)]
3. [XI One setof mailing labels. [34-202(a)(9)]
Note: When the case is found complete/ sufficient, a new list and mailing labels must be submitted.

E. Current Zoning of Property: CPD

X Provide a list of all Zoning Resolutions and Zoning Approvals applicable to the subject property.

F. Use(s) of Property:
1. Current uses of property are: Vacant
2. Intended uses of property are: Multi-family development
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G. Future Land Use Classification (Lee Plan):

Central Urban 19.96 Acres 100 % of Total
Acres % of Total
Acres % of Total

H. Property Dimensions:

1.  Width (average if irregular parcel): 651 + Feet

2. Depth (average if irregular parcel): 1322 + Feet

3. Total area: 19.96 Acres or square feet

4. Frontage on road or street: 1389 + Feet on Six Mile Cypress Pkwy Street
27 Frontage on road or street: 749+ Feeton Crystal Dr. Street

665+ Feeton JV Parker Lane

I.  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.

Not Applicable

Captiva Planning Community (Captiva Island). [33-1612(a)&(b); Lee Plan Policy 13.1.7]

North (Upper) Captiva Community Plan area. [33-1711]

Boca Grande Planning Community. [Lee Plan Policy 22.1.5]

Caloosahatchee Shores Community Plan area. [33-1482(a)&(b); Lee Plan Policy 21.6.3]

Page Park Community Plan area. [33-1203(a) & (b); Lee Plan Policy 27.11.2]

Palm Beach Boulevard Community Plan area. [Lee Plan Policy 23.5.2]

Buckingham Planning Community. [Lee Plan Policy 17.7.2]

Pine Island Planning Community. [33-1004(a) & (b); Lee Plan Policy 14.7.1]

Lehigh Acres Planning Community. [33-1401(a)&(b); Lee Plan Policy 32.12.2]

North Fort Myers Planning Community. [33-1532(a)&(b)]

North Olga Community Plan area. [33-1663(a)&(b)]

O ¢

J. Waivers from Application Submission Requirements: Attach waivers, if any, approved by the Director
of Zoning. [34-201(c)]

PART 4
TYPES OF LAND AREA ON PROPERTY
A. Gross Acres (total area within described parcel) 19.96 Acres
1. Submerged land subject to tidal influence Acres
2. a. Preserved freshwater wetlands 4.21 Acres
b. Impacted wetlands 2.32 Acres
c. Preserved saltwater wetlands 0 Acres
d. Total wetlands (A.2.a. plus A.2.b. plus A.2.c.) 6.53 Acres
3. R-O-W providing access to non-residential uses 0 Acres
4. Non-residential use areas M@ 0 Acres
B. Total area not eligible as gross residential acreage (Iltems A.1. + A.3. + A.4.). 0 Acres
C. Gross residential acres. (A minus B) ©® 19.96  Acres

D. Gross residential acres (by Land Use Category)

1. a. Intensive Development — upland 0 Acres
b. Intensive Development — preserved freshwater wetlands 0 Acres
c. Intensive Development — impacted wetlands 0 Acres
2, a. Central Urban — upland 13.43 Acres
b. Central Urban — preserved freshwater wetlands 4.21 Acres
c. Central Urban — impacted wetlands 2.32 Acres
3. a. Urban Community or Suburban — upland 0 Acres
b. Urban Community or Suburban — preserved freshwater wetlands 0 Acres
c. Urban Community or Suburban — impacted wetlands 0 Acres
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4, a. Suburban — upland 0 Acres
b. Suburban — preserved freshwater wetlands 0 Acres

c. Suburban — impacted wetlands 0 Acres

5. a. Outlying Suburban — upland 0 Acres
b. Outlying Suburban — preserved freshwater wetlands 0 Acres

c. Outlying Suburban — impacted wetlands 0 Acres

6. a. Sub-Outlying Suburban — upland 0 Acres
b. Sub-Outlying Suburban — preserved freshwater wetlands 0 Acres

c.  Sub-Outlying Suburban — impacted wetlands 0 Acres

7. a. Rural, Outer Island, Rural Community Preserve — upland 0 Acres
b. Rural, Outer Island, Rural Community Preserve — wetlands 0 Acres

8 a. Open Lands — upland 0 Acres
b. Open Lands — wetlands 0 Acres

9. a. Resource — upland 0 Acres
b. Resource — wetlands 0 Acres

10. a. Wetlands 0 Acres
11. a. New Community — upland 0 Acres
b. New Community — wetlands 0 Acres

12. a. University Community — upland 0 Acres
b. University Community — wetlands 0 Acres

13. a. Coastal Rural — upland 0 Acres
b. Coastal Rural — wetlands 0 Acres
TOTAL (should equal “C” above) 19.96 Acres

Notes:

(1) Lands for commercial, office, industrial uses, natural water bodies, and other non-residential uses must not be
included except within the Mixed Use Overlay {see Note (2) below}.

() Within the Mixed Use Overlay, lands for commercial, office, industrial uses, natural water bodies, and other non-
residential uses may be included in density calculations {see Lee Plan Objective 4.3}.

() Lands to be used for residential uses including land within the development proposed to be used for streets & street
rights of way, utility rights-of-way, public & private parks, recreation & open space, schools, community centers, &
facilities such as police, fire & emergency services, sewage & water, drainage, and existing man-made waterbodies.

PART 5
RESIDENTIAL DEVELOPMENT - PRELIMINARY DENSITY CALCULATIONS

i Complete only if living units are proposed in a Future Land Use Category.

i.  If more than one classification, calculations for each classification must be submitted. Attach extra sheets
as necessary.

iii. If wetlands are located on the property, density calculations are considered preliminary pending a
wetlands jurisdictional determination.

A. Future Land Use Category: Central Urban

Lee Plan Table 1(a)

1. Standard Units Max. standard density Units
a. Total upland acres (from Part 4, D.) 13.43 x 10 equals 134.3
b. Total preserved freshwater wetlands acres (from Part
4,D.) 4.21 x 10 equals 421
c. Total impacted wetlands acres (from Part 4, D.) 2.32 x [1/20 equals 0.12
d. Total Allowed Standard Units (") 176.5
2. Bonus Units [2-143]
a. Site-built Affordable Housing *
b. Transferrable Dwelling Units *up to
176.52 if
GPITDU
c. Sub-total 176.5
3. Total Permitted Units (") Max 353
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Note:
() Subiject to revision if wetlands jurisdictional determination indicates a different acreage of wetlands.

PART 6 — N/A
COMMERCIAL, INDUSTRIAL, MINING, ASSISTED LIVING FACILITIES, HOTELS & MOTELS
PRELIMINARY INTENSITY CALCUATIONS
Total Floor Area
A. Commercial Height (Square Feet)
Medical
General Office
Retail
Other:
TOTAL FLOOR AREA

aprON=

Total Floor Area
B. Industrial Height (Square Feet)
1.  Under Roof
2. Not Under Roof
3. TOTAL FLOOR AREA

C. Mining Depth Total Acres
1. Area to be excavated

D. Assisted Living Facilities Height Total Beds/Units
1. Dependent Living Units
2. Independent Living Units
3. TOTAL BEDS/UNITS

E. Hotels/Motels (Room Size) Height Total Rental Units
1. <425sq.ft.
2. 426-725 sq. ft.
3. 725<sq.ft.
4. TOTAL UNITS
PART 7

ACTION REQUESTED

A. Request Statement: Provide a single narrative explaining the nature of the request and how the property
qualifies for the rezoning to a planned development. This narrative should include how the proposed
development complies with the Lee Plan, the Land Development Code, and the applicable findings/review
criteria set forth in LDC section 34-145(d)(4). This narrative may be utilized by the Board of County
Commissioners, Hearing Examiner and staff in establishing a factual basis for the granting or denial of the
rezoning. [34-373(a)(5)]

B. Traffic Impact Statement. A traffic impact statement in a format and to the degree of detail required by
the County and in conformance with the adopted Lee County Administrative Code. TIS is not required for
an existing development. [34-373(a)(7)]

C. Master Concept Plan:

1. Master Concept Plan, Non-PRFPD: A graphic illustration (Master Concept Plan) of the proposed
development, showing and identifying the information required by LCLDC Section 34-373(a)(6)a.
Copies of the Master Concept Plan must be provided in two sizes, 24"x36” and 11”°x17”, and must be
clearly legible and drawn at a scale sufficient to adequately show and identify the required
information. In addition to the Master Concept Plan, an open space design plan delineating the
indigenous preserves and/or native tree preservation areas as required by LDC Section 10-415(b)
must be submitted. [34-373(a)(6)]

2. Schedule of Uses: A schedule of uses keyed to the Master Concept Plan as well as a summary for
the entire property including the information required by LCLDC Section 34-373(a)(8)]. [34-373(a)(8)]
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3. Schedule of Deviations and Written Justification: A schedule of deviations and a written
justification for each deviation requested as part of the Master Concept Plan accompanied by
documentation including sample detail drawings illustrating how each deviation would enhance the
achievement of the objectives of the planned development and will not cause a detriment to public
interests. The location of each requested deviation must be located/shown on the Master Concept
Plan. [34-373(a)(9)]

D. Bonus Density: [34-202(a)(11)]
[1 Not Applicable
XI Bonus Density will be used. Provide the number of Bonus Density units being requested and a
narrative of how the request meets the requirements of LDC Section 2-146.

PART 8
ENVIRONMENTAL REQUIREMENTS

A. Topography: Describe the range of surface elevations of the property. Attach a county topographic map
(if available) or a USGS quadrangle map showing the subject property. [34-373(a)(4)b.iv.]
See attached survey

B. Sensitive Lands: Identify any environmentally sensitive lands, including, but not limited to, wetlands (as
defined in the LEE Plan Section XII), flowways, creek beds, sand dunes, other unique land forms [see
LEE Plan Policy 77.1.1 (2)] or listed species occupied habitat [see LCLDC Section 10-473(f)].

See attached environmental assessment and protected species survey

C. Preservation/Conservation of Natural Features: Describe how the lands listed in PART 6.B. above will
be protected by the completed project:
Please see attached environmental assessment and protected species survey

D. Shoreline Stabilization: If the project is located adjacent to navigable natural waters, describe the
method of shoreline stabilization, if any, being proposed:
N/A

E. Soils Map: Attach maps drawn at the same scale as the Master Concept Plan marked or overprinted to
show the soils classified in accordance with the USDA/SCS System. [34-373(a)(4)b.i.]

F. FLUCCS Map: A Florida Land Use, Cover and Classification System (FLUCCS) map, at the same scale
as the Master Concept Plan, prepared by an environmental consultant. The FLUCCS map must clearly
delineate any Federal and State jurisdictional wetlands and other surface waters, including the total
acreage of Federal and State wetlands. [34-373(a)(4)c.]

G. Rare & Unique Upland Habitat Map: Maps drawn at the same scale as the Master Concept Plan marked
or overprinted to show significant areas of rare and unique upland habitat as defined in the LEE Plan
Section XII. [34-373(a)(4)b.iii.]

H. Existing and Historic Flow-Ways Map: Map(s) drawn at the same scale as the master concept plan
marked or overprinted to show existing and historic flow-ways. [34-373(a)(4)b.v.]

PART9
SANITARY SEWER & POTABLE WATER FACILITIES

A. Special Effluent: If the discharge of any special effluent is anticipated, please specify what it is and what
strategies will be used to deal with its' special characteristics:
N/A

B. Private On-Site Facilities: If a private on-site wastewater treatment and disposal facility is proposed,
please provide a detailed description of the system including:
1. Method and degree of treatment:
N/A
2. Quality of the effluent:
N/A
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3. Expected life of the facility:
N/A

4. Who will operate and maintain the internal collection and treatment facilities:
N/A

5. Receiving bodies or other means of effluent disposal:
N/A

C. Spray Irrigation: If spray irrigation will be used, specify:
1. The location and approximate area of the spray fields:
N/A

2. Current water table conditions:
N/A

3. Proposed rate of application:
N/A

4. Back-up system capacity:
N/A

PART 10
ADDITIONAL REQUIREMENTS

A. Major Planned Developments:

1. Surface Water Management Plan. A written description of the surface water management plan as
required by LCLDC Section 34-373(b)(1). [34-373(b)(1)]

2. Phasing Program. If the development is to be constructed in phases or if the Traffic Impact
Statement utilized phasing, then a description of the phasing program must be submitted. [34-
373(b)(3)]

3. Protected Species Survey. A protected species survey is required for large developments (as
defined in LCLDC Section 10-1) as specified in LCLDC Section 10-473. [34-373(b)(2)]

B. Amendments to Built Planned Developments: The consent of the owners of the remainder of the
original planned development is not required, but these owners must be given notice of the application and
other proceedings as if they were owners of property abutting the subject property regardless of their
actual proximity to the subject property. Attach proof of notice to other property. [34-373(c)]

C. Development of Regional Impact: Binding letter of interpretation from DCA or a complete and sufficient
ADA. (See also Application for Public Hearing for DRI Form.) [34-373(d)(9)]

D. Private Recreational Facility Planned Developments (PRFPDs):

1. Master Concept Plan, PRFPD. Master Concept Plan showing and identifying information required
by LDC Section 34-941(g)(1). Copies of the Master Concept Plan must be provided in two sizes,
24’x36” and 11”’x17”, and must be clearly legible and drawn at a scale sufficient to adequately show
and identify the required information. [34-941(g)(1)]

2. Conceptual Surface Water Management Plan. A Conceptual Surface Water Management Plan
must be submitted. The plan must be viable and take into consideration any natural flowway
corridors, cypress heads, natural lakes, and the restoration of impacted natural flowway corridors.
[34-941(d)(3)b.i.1)]

3. Well Drawdown Information. If within an area identified as an anticipated drawdown area for
existing or future well development, demonstration of compliance with LCLDC Section 34-941(d)(3)d.i
& ii. must be provided. [34-941(d)(3)d.]

4. Preliminary Indigenous Restoration Plan. A Preliminary Indigenous Restoration Plan must be
provided if on-site indigenous restoration is being used to meet the indigenous native plant
community preservation requirement. [34-941(e)(5)f.iii.]
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5. Environmental Assessment. An Environmental Assessment must be provided which includes, at a
minimum, an analysis of the environment, historical and natural resources. [34-941(g)(2)]

6. Demonstration of Compatibility. Written statements concerning how the applicant will assure the
compatibility of the proposed development with nearby land uses (by addressing such things as
noise, odor, lighting and visual impacts), and the adequate provision of drainage, fire and safety,
transportation, sewage disposal and solid waste disposal must be provided. [34-941(g)(4)]

E. Potable Water & Central Sewer. Will the project be connected to potable water and central sewer as part
of any development of the property?
X YES (Provide a letter from the appropriate Utility to which the connection(s) are proposed confirming
availability of service.) [34-202(a)(10)]
[] NO (Provide a narrative explaining why the connection is not planned and how the water and sewer
needs of the project will be met.) [34-202(a)(10)]

F. Existing Agricultural Use: If the property owner intends to continue an existing agricultural use on the
property subsequent to the zoning approval, an Existing Agricultural Use Affidavit must be provided.
Entitle as “Existing Agricultural Uses at Time of Zoning Application.” [34-202(a)(12)]

G. Flood Hazard:
[ 1 Notapplicable
XI The property is within an Area of Special Flood Hazard as indicated in the Flood Insurance Rate
Maps (FIRM)s.
XI The minimum elevation required for the first habitable floor is 15’ NAVD (MSL)

H. Excavations/Blasting:
X No blasting will be used in the excavation of lakes or other site elements.
[] If blasting is proposed, provide Information Regarding Proposed Blasting (including soil borings, a
map indicating the location of the proposed blasting, and other required information).

l.  Hazardous Materials Emergency Plan for Port Facilities: [12-110(a)(16)]
XI Not Applicable
[l Provide a Hazardous materials emergency plan.

J. Mobile Home Park: [34-174(h)]
XI Not Applicable
[] Request includes rezoning of a Mobile Home Park. Provide facts related to the relocation of
dislocated owners that meets the requirements of F.S. § 723.083 (1995).

K. Airport Zones & Lee County Port Authority (LCPA) Requirements:
Not Applicable

X

[] Property is located within Airport Noise Zone: [34-1104]
[] Property is located within Airport Runway Protection Zone. Indicate which Zone below. [34-1105]
l
[]
[]

Property is located within Airport Residential and Educational Protection Zone: [34-1106]

Property is located in an Airport Obstruction Notification Zone and subject to LCPA regulations. [34-
1107]

A Tall Structures Permit is required. [34-1108]
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PART §
SUBMITTAL REQUIREMENT CHECKLIST

Clearly label your attachments as noted in bold below

Copies
Required

3

SUBMITTAL ITEMS

Completed application for Public Hearing [34-202(a)(1)]

Filing Fee - [34-201(d)]

Bonus Density Filing Fee - (if applicable) [34-202(a)(11)]
Affidavit of Authorization (notarized) Form [34-202(a)(3)]
Additional Agents [34-202(a)(4)]

Multiple Owners List (if applicable) [34-202(a)(2)]
Disclosure of Interest Form (multiple owners) [34-202(a)(2)]

Legal description (must submit) [34-202(a)(5)]
X [Legal description (metes and bounds) and sealed sketch of legal description
OR

Legal description (NO metes and bounds) if the property is located within a subdivision platted
[] |per F.S. Chapter 177, and is recorded in the Official Records of Lee County under Instruments or
Plat Books. (Click here to see an example of a legal description with no metes and bounds.)

MIXIOX XX XX

W W([W([WwWw|[= =

Boundary Survey — not required if platted lot (2 originals required) [34-202(a)(6)]
Property Owners list (if applicable) [34-202(a)(8)]

Property Owners map (if applicable) [34-202(a)(8)]

Confirmation of Ownership/Title Certification [34-202(a)(7)]

STRAP Numbers (if additional sheet is required) [34-202(a)(5)]

List of Surrounding Property Owners [34-202(a)(9)]

Map of Surrounding Property Owners [34-202(a)(9)]

Mailing labels [34-202(a)(9)]

List of Zoning Resolutions and Approvals

Summary of Public Informational Session (if applicable)

Waivers from Application Submission Requirements (if applicable) [34-201(c)]

Preliminary Density Calculations (if applicable)

Request Statement [34-373(a)(5)]

Traffic Impact Statement (TIS) (not required for existing development) [34-373(a)(7)]
Master Concept Plan (MCP), Non-PRFPD [34-373(a)(6)]
Schedule of Uses [34-373(a)(8)]

Schedule of Deviations and Written Justification [34-373(a)(9)]
Topography (if available) [34-373(a)(4)b.iv.]

Soils Map [34-373(a)(4)b.9.]

FLUCCS Map [34-373(a)(4)c.]

Rare & Unique Upland Habitat Map [34-373(a)(4)b.iii.]

Existing and Historic Flow-Ways Map [34-373(a)(4)b.v.]
Surface Water Management Plan (if applicable) [34-373(b)(1)]
Phasing Program (if applicable) [34-373(b)(3)]

Protected Species Survey (if applicable) [34-373(b)(2)]

Proof of Notice (if applicable) [34-373(c)]

OXONKKNKKNKXXNXXOOOXKXXXOXOOX
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Binding Letter from DCA (if applicable) [34-373(d)(9)]

Master Concept Plan (MCP), PRFPD (if applicable) [34-941(g)(1)]

Conceptual Surface Water Management Plan (if applicable) [34-941(d)(3)b.i.1)]
Well Drawdown Information (if applicable) [34-941(d)(3)d.]

Preliminary Indigenous Restoration Plan (if applicable) [34-941(e)(5)f.iii.]

Environmental Assessment (if applicable) [34-941(g)(2)]

WIW|WW[(w|w|w

Demonstration of Compatibility (if applicable) [34-941(g)(4)]

Potable Water & Sanitary Sewer. Letter from the appropriate utility entity indicating the utility entity
or explanation of how water and sewer needs will be met if connection will not be made. [34-
202(a)(10)]

Existing Agricultural Use Affidavit (if applicable) [34-202(a)(12)]
Information Regarding Proposed Blasting (if applicable).

w

Hazardous Materials Emergency Plan (if applicable)
Mobile Home Park Dislocated Owners Information (if applicable) [34-202(b)(4)]
Tall Structures Permit (if applicable) [34-1108]

I L = A

WIWIW| w|w
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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

|,_Stephanie S. Miller (name), as _Manager (ownerftitle) of Carigssa, LLC (company/property), swear or affirm
under oath, that | am the owner or the authorized representative of the owner(s) of the property and that:

1. | 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. | 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.

*Notes:

s [f the applicant is a corporation, then it is usually executed by the corp. pres. orv. pres.

« Ifthe applicant is a Limited Liability Company (L.L.C.) or Limited Company (L.C.)., then the documents should
typically be signed by the Company’s “Managing Member.”

» If the applicant is a partnership, then typically a partner can sign on behalf of the partnership.

= If the applicant is a limited partnership, then the general partner must sign and be identified as the “general
partner” of the named partnership.

» If the applicant is a trustee, then they must include their title of “trustee.”

» In each instance, first determine the applicant’s status, e.g., individual, corporate, trust, partnership, estate, etc.,
and then use the appropriate format for that ownership.

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

(247

ate

“Signature

wesssmrssyNOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS*##s#retsux
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED

STATE OF FLORIDA
COUNTY OF LEE

The foregoing instrument was sworn to (or aﬁlrw) and sugficnbed b;fgre me by means ofﬁphysmal

presence or [ ] onllwlon this day of 2020 , by
(name of person—ﬂrowdmg oath or affirmation}, who is

rsonally knowrito me or who has produced (type of identification)

as identificatiop &/

ighature

4 o Notwry Public State of Fiorida
STAMP/SEAL fi‘: Nancy Elizabeth Brodbeck Notary Public

’ My Commission GG 318484
0.

Expiras 04/01/2023

Web/AffidavitofAuthorization (01/2020) S:AJobs\29XX0\2961F\Documents\Zoning\2061F_AffidavitofAuthorization.doc Page 1



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

DISCLOSURE OF INTEREST
AFFIDAVIT

BEFORE ME this day appeared Stephanie S. Miller, who, being first duly sworn and
deposed says:

1. That | am the record owner, or a legal representative of the record owner, of the
property that is located at _17-45-25-01-00000.0270; 17-45-25-01-00000.0280; 17-45-25-00-
00004.0020 & 17-45-25-00-00004.0000 and is the subject of an Application for zoning action
(hereinafter the “Property™).

2. That | am familiar with the legal ownership of the Property and have full
knowledge of the names of all individuals that have an ownership interest in the Property or a
legal entity owning an interest in the Property.

[OPTIONAL PROVISION IF APPLICANT IS CONTRACT PURCHASER: In addition, | am
familiar with the individuals that have an ownership interest in the legal entity that is under
contract to purchase the Property.]

3. That, unless otherwise specified in paragraph 6 below, no Lee County
Employee, County Commissioner, or Hearing Examiner has an Ownership Interest in the
Property or any legal entity (Corporation, Company, Partnership, Limited Partnership,
Trust, etc.) that has an Ownership Interest in the Property or that has contracted to
purchase the Property.

4, That the disclosure identified herein does not include any beneficial
Ownership Interest that a Lee County Employee, County Commissioner, or Hearing
Examiner may have in any entity registered with the Federal Securities Exchange
Commission or registered pursuant to Chapter 517, whose interest is for sale to the general
public.

5. That, if the Ownership Interest in the Property changes and results in this
affidavit no longer being accurate, the undersigned will file a supplemental Affidavit that
identifies the name of any Lee County Employee, County Commissioner, or Hearing
Examiner that subsequently acquires an interest in the Property.

5. Disclosure of interest held by a Lee County Employee, County Commissioner,
or Hearing Examiner.

Percentage of
Name and Address Ownership

Web/Discolsureofinterest (02/2020) S:WJobs\29XX\2961F\Documents\Zoning\2961F_Disclosureofinterest.doc Page 1



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

Under penalty of perjury, | declare that | have read the foregoing and the facts alleged are
true to the best of my knowledge and belief.

Property Owner

Stephanie S. Miller
Print Name

sesrsseeNOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS s+
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED

STATE OF FLORIDA
COUNTY OF LEE

The foregoing instrument was sworn to (or affirmed) and subscribed bﬂc_:/re me,zy

means pf [} | physical presence or [] online notarization, on yst Xl 4
by asve Ml (name of person providing oath or affirmation),
who i nally knowf to me or who has produced

(type of identification) as identification.

M%Wa/u

STAMPISEAL Signatgé of Notary Public

Notary Public Stats of Fiorida
- Nancy Elizabeth Brodbeck

cmmmnGGNW

Web/Discolsureofinterest (02/2020) $:\Jobs\20XX12961F\Documents\Zoning\2861F _Disclosureofinterest.doc Page 2



DCI2020-00013 Lee County ePlan

-

Original Application Dated 09-08-2020

LEGAL DESCRIPTION:

(REFERENCED IN EXHIBIT A, SCHEDULE A, OF THAT CERTAIN ALTA COMMITMENT FOR TITLE INSURANCE PREPARED BY FIRST AMERICAN TITLE
INSURANCE COMPANY, ISSUING OFFICE FILE NUMBER: NCS-991651-ATL, COMMITMENT NUMBER:NCS-991651-ATL, COMMITMENT DATE:

AUGUST 04, 2020 AT 8:00 AM, UPDATE AND REVISION: 03,/20,/2020, AND UPDATE AND REVISION: 05/20,/2020, AND UPDATE AND
REVISION: 08,/20,/2020)

PARCEL 1:

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTION 17, TOWNSHIP 45 SOUTH, RANGE
25 EAST, BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH ONE QUARTER CORNER OF SAID SECTION 17; THENCE S.0006'35°E. ALONG THE NORTH-SOUTH QUARTER SECTION
LINE OF SAID SECTION 17, FOR 658.74 FEET; THENCE S.88%96°52"W. ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER OF THE
NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 17, FOR 654.76 FEET; THENCE S.0022°36"E. ALONG THE WEST LINE
OF SAID SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 17 AND THE CENTERLINE OF A
60.00 FOOT WIDE INGRESS AND EGRESS EASEMENT AS DESCRIBED IN OFFICIAL RECORDS BOOK 4609, PAGE 4248, LEE COUNTY PUBLIC
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13) LEE COUNTY RESOLUTION NO. 93-09-51, DESIGNATING SIX MILE CYPRESS PARKWAY AS A CONTROLLED ACCESS
N ) ROAD, RECORDED IN OFFICIAL RECORDS BOOK 2680, PAGE 3419, OF THE PUBLIC RECORDS OF LEE COUNTY,
% (DISTURBED) } SISy ,' N5 FLORIDA. (ACCESS POINT STATION SHOWN HEREON)
RECORDS, FOR 664.60 FEET; THENCE N.8848°50°E. ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER OF THE NORTHEAST QUARTER NI . | §i§ S [ S~
OF THE NORTHWEST QUARTER AND THE CENTERLINE OF A 60.00 FOOT WIDE VIEWER'S ROAD AS DESCRIBED IN COUNTY COMMISSIONERS TP 085250000004 0020 O & o , R 1 N S0 14.) COVENANT TO SHARE DEVELOPMENT COSTS, RECORDED JANUARY 12, 2006 IN INSTRUMENT NO. 2006000017655,
MINUTE BOOK 5, PAGE 669, SAID PUBLIC RECORDS, FOR 651.68 FEET: THENCE N.00'06°35"W. ALONG SAID NORTH-SOUTH QUARTER SECTION (O, 4854, PG, 4243) s ¢ " g o RS lug &M 7 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; AS AFFECTED BY AFFIDAVIT RECORDED IN INSTRUMENT NO.
LINE OF SECTION 17, FOR 30.00 FEET TO THE NORTH LINE OF SAID 60.00 FOOT WIDE VIEWER'S ROAD; THENCE N.88'52'357E. ALONG SAID OWNER: PENZANCE SQUARE, LLC =] FLOOD ZONE AH | ;ﬁv = | 2020000184816. (PORTION OF PARCEL 1 LIES WITHIN LANDS DESCRIBED IN COVENANT — NOTHING SHOWN)
’ ] XN | Rl RS | =
NORTH LINE FOR 98.08 FEET T0 THE WESTERLY RIGHT OF WAY LINE OF SIX MILE CYPRESS PARKWAY (250.00 FEET WIDE): THENCE & \2 L 15lE 8 ! R 15.) EASEMENT AGREEMENT, FOR INGRESS, EGRESS AND DRAINAGE PURPOSES, RECORDED JANUARY 16, 2007 N
N.2001°31"E. ALONG SAID WESTERLY RIGHT OF WAY LINE, FOR 1389.14 FEET; THENCE S.8829°12"W. ALONG THE NORTH LINE OF THE Ny R | 3ER INSTRUMENT NO. 2007000016691, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (SHOWN HERECN)
NORTHEAST QUARTER OF SAID SECTION 17, FOR 576.42 FEET TO THE POINT OF BEGINNING. B\ 1.2 :«»” bui ! J38% ' ’ ’ '
x : N Sug
Q . I RIS - 17-45-25-00— :
SUBJECT PARCEL CONTAINS: 19.96 ACRES, MORE OF LESS. o \\ STRAP: 17~ 45-25-00~00004.0000 ! & Lo o §E STRAP: (% 46-25-00 7%)04.0020 " 16.) ENVIRONMENTAL RESOURCE PERMIT NOTICE, RECORDED IN INSTRUMENT NO. 2007000068140 AND IN INSTRUMENT
i g%gééogfggosfﬁffé I | I SIS wam_ CARloA 1L O~ 3 NO. 2007000313780, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (PORTION OF PARCEL 1 LIES WITHIN
PARCEL 2: 1 ' ' ! | o | ¥ S ' ' SN LANDS DESCRIBED IN PERMIT — NOTHING SHOWN)
b AN .
| I \ | J FLOOD ZONE AH it \\ oo
EASEMENTS AND OTHER INTERESTS IN REAL PROPERTY CONTAINED IN THOSE CERTAIN ROADWAY EASEMENTS, AS DESCRIBED IN WARRANTY 1 W]t i IR R bl S & s s - 17.) DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS FOR CARISSA COMMERCIAL PARK, RECORDED
DEEDS RECORDED IN OFFICIAL RECORDS BOOK 729, PAGE 618 AND OFFICIAL RECORDS BOOK 1681, PAGE 1390, OF THE PUBLIC RECORDS OF / .\ e o S AN AE/ b FEBRUARY 12, 2008 IN INSTRUMENT NO. 2008000038029, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA.
LEE COUNTY, FLORIDA. EAST-WEST QUARTER SECTION LINE d le | @ A b (EASEMENTS CONTAINED IN DECLARATION ARE BLANKET IN NATURE — NOTHING SHOWN — ALSO PARCEL 4)
x |-\% Q - /
L WL . , K N
PARCEL 3: I ! 5o X - powp ° / ¢ SET 5/8" IR, 18.) NOTICE OF DEVELOPMENT ORDER APPROVAL, RECORDED OCTOBER 15, 2008 IN INSTRUMENT NO. 2008000272759,
1 e s N = N S / Ao ENC. L5 0900 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (PORTION OF PARCEL 1 LIES WITHIN LANDS DESCRIBED IN
EASEMENTS AND OTHER INTERESTS IN REAL PROPERTY CONTAINED IN THAT CERTAIN EASEMENT AGREEMENT BY AND AMONG STEPHANIE 1 L - . (FENCE 80" ) 7 NOTICE — NOTHING SHOWN)
MILLER, TRUSTEE, CARISSA, LLC, A FLORIDA LIMITED LIABILITY COMPANY AND CRYSTAL SIX MILE PARTNERS, LLC, A FLORIDA LIMITED \l | : - ~ NS J CRATE 17.21" S S
LIABILITY COMPANY, DATED JANUARY 11, 2006 AND RECORDED JANUARY 16, 2007 IN INSTRUMENT NO. 2007000016691, OF THE PUBLIC L : ~ A , 3" ORIFICE 1464 S
RECORDS OF LEE COUNTY, FLORIDA. PARCEL 1 |\ & FENCE CORMER | . ¢ / \» & 1.5 . 19.) NOTICE OF DEVELOPMENT ORDER APPROVAL, RECORDED MAY 5, 2009 IN INSTRUMENT NO. 2009000121382, OF
POINT OF BEGINNING VoSS a7 e , \ o NN : NORTH LINE 60° WIDE VIEWER'S ROAD || THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (PORTION OF PARCEL 1 LIES WITHIN LANDS DESCRIBED —
PARCEL 4: FND. "X” TOP CM. T/ N.00'06'35"W 472 .74’ \"'h | v N.0006'35"W. g19. 13 A\/‘f ) .\«9 \“'h LIFT STATION (C.CMB. 5, PC. 669) \59.\ ol SHOWN HEREON)
N. 1/4 CORNER K NOOO£42"W. 476.71 (D) . ﬁlf—' i N.0o0+42°W. 819.16_ (D) d "_f AND CONTROL PANEL A &
EASEMENTS AND OTHER INTERESTS IN REAL PROPERTY CONTAINED IN THAT CERTAIN DECLARATION OF COVENANTS, CONDITIONS AND SECTION 17 — ‘ﬂ-*‘jff—'-' ‘ — - - % T < 4 /1 i 20.) GRANT OF PERPETUAL PUBLIC UTILITY EASEMENT RECORDED AUGUST 10, 2009 IN INSTRUMENT NO.
RESTRICTIONS FOR CARISSA COMMERCIAL PARK BY CARISSA, LLC, A FLORIDA LIMITED LIABILITY COMPANY AND CRYSTAL SIX MILE PARTNERS, N:812410.3120 Ve 1\ CENCE CORNER S.0006'35"E. 658.74 oD 5/8TIR D, 454" CM. AN 4" HiGH HA/?BEDJ AN ® 4" HIGH BARBED SET 56" IR —T g 2009000217775, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (SHOWN HEREON)
LLC, A FLORIDA LIMITED LIABILITY COMPANY, DATED DECEMBER 21, 2007 AND RECORDED FEBRUARY 12, 2008 IN INSTRUMENT NO. PRt Sl s s 212 E #' HIGH BARBED | : shis e, (Besen | LT ke FeNCE S . Nt WIRE. FENCE BANKS ENG. L5 6690 | | Qe TN ™~
2005000058029, OF THE PUBLIC RECORDS OF LEE COUNTY, F1 ORIDA. (EASEMENTS CONTAINED IN DECLARATION ARE BLANKET IN NATURE — ( . ) , \5'| l . NORTH-SOUTH QUARTER SECTION LINE FE/\/CZ‘RO%' £ J[ ‘)\\f * g 4’ CONCRETE SIDEWALK I & : SET MAG NAIL & DISK FND. 5/5” LR >~ 106 HEAR/NGS ARE BASED O/\/ THE WESTERL Y R/GHT OF WA )/ L/NE OF S/X M/LE CYPRESS /DA/?KWA Y AS BEAR/NG O/E
17" WIDE BERM l ~ AND EAST LINE OF SUBURBAN RANCHETTES ( 4 E) 1 N . o e & | | BANKS ENG. LB 6690 STARNES & ASSOC. INC. ™ S N.20°01°31E.
NOTHING SHOWN) ‘ o o ) ~ \ eall] ® l (FENCE 10.7' W,) ~ > : :
Il ' | ' ! ™ \ (POSTED) ) NERR PARCEL 3 o ~
. | o~ 1 \ | “ CRYSTAL DRIVE ||| \ 3 | | MORTHERLY 30" LOT 29 (‘WLLLER STRIP") ~. COORDINATES SHOWN HEREON ARE BASED ON THE "STATE PLANE COORDINATE SYSTEM” FLORIDA ZONE WEST (NAD
| - N \‘ PERPETUAL PUBLIC UTILITY EASEMENT : AN (vATe - o vires) 1 SIS | 1 (W 2007000016691) (ITEM 15) 1983/ ADJUSTMENT). THE STATION IS THE ANTENNA REFERENCE POINT OF THE GPS ANTENNA BASED AT PAGE FIELD.
| | P \ & i o (N 2009000217775) (TEW 20) \\@ R rouo rgnr or wy (] S 1€ L | EXCEPTING THE NORTHERLY 30 LOT 29 THE STATION IS A GPS CONTINUOUSLY OPERATING REFERENCE STATION DESIGNATION — FORT MYERS CORS ARP.
! - \ : d : & \ b SOUTH 30.00° LOT 28 4 - | 1 (OR 4609 PG 4248) P HORIZONTAL VALUES WERE ESTABLISHED AND ADJUSTED BY THE NATIONAL GEODETIC SURVEY IN MARCH 2004. THE
| \ p - \ i N - \\ (0R 1681, Pc. 1390) (TeM 11) (] ——{ T =t — 6000 HORIZONTAL VALUES WERE ESTABLISHED BY GPS OBSERVATIONS. THE SCALE FACTOR IS 0.99994476.
1 \ \ (IN# 2007000016691) (ITEM 15) & - i
l || \ I | \ (PARCEL 3) r/l/rﬁ RCP THE SUBJECT PARCEL AS SHOWN HEREON IS LOCATED IN A SPECIAL FLOOD HAZARD AREA ON THE NATIONAL FLOOD
| K ) '. o\ el o INSURANCE PROGRAM'S FLOOD INSURANCE RATE MAPS.
x \ = == N
| L \ o 5 )
. | \\\d i FLOOD ZONE AH : ! N PER FLOOD INSURANCE RATE MAP 12071C 0429 G, EFFECTIVE DATE DECEMBER 7, 2018 THE SUBJECT PARCEL LIES IN
SYMBOL LEGEND: : LOT 25 | \ FLOOD ZONE AE ) '. PARCEL 1\ % \ FLOOD ZONE AH AND AE, HAVING A BASE FLOOD ELEVATION OF 15 FEET AND FLOOD ZONE X HAVING NO BASE
j INDICATES SICIY STRAP: 08~45-25-00-00004.0010 | SUBURBAN RANCHETTES | \7 o SUBJECT PARCEL RI P ars o\ CARISSA COMMERCE COURT FLOOD ELEVATION.
— INDICATES ANCHOR (IN¢# 2007000081269) | (IN# 2007000140216) \ = l . \\\ P o) ol ‘h_b\‘b ob N (PRIVATE ROADWAY)
@ INDICATES LIGHT POLE OWNER: CORAL ROCK, LLC OWNER: PARKER LAND DEVELOPMENT, LLC | / N B ~e © L = ABOVE GROUND AND UNDERGROUND IMPROVEMENTS WERE NOT LOCATED, UNLESS OTHERWISE SHOWN.
»< INDICATES WATER VALVE . / ;Q ﬁ ) NORTH HALF (N 1/2) . \\\\\ Sl @ﬂ ot Lot 29
® INDICATES WATER METER | \ J <l+ “ SOUTHEAST QUARTER (SE 1//4) ' = SO SUBURBAN RANCHETTES SITE IMPROVEMENTS SHOWN IN THE BACKGROUND ARE PROVIDED AS A GRAPHICAL REFERENCE ONLY, AND WERE NOT
) INDICATES FIRE HYDRANT | | y ol NORTHEAST QUARTER (NE 1/4) l 18 (Iny 2007000016690) LOCATED AS PART OF THIS BOUNDARY SURVEY.
® INDICATES CONTROL POINT . ©ls T NORTHWEST QUARTER (NW 1/4) o 8 I R
v INDICATES  FIBER OPTIC BOX | . / o7 26 coxlsd SECTIoN 17 | SOUTH HALF (5 1/2) Lor 28 s ! OWNER: CRYSTAL SIX MILE PARTNERS, LLC PARCEL SUBJECT TO EASEMENTS, RIGHTS—OF—WAY, RESTRICTIONS AND RESERVATIONS OF RECORD.
0 INDICATES FOUND IRON ROD | \ SUBURBAN RANCHETTES S 107 27 . SOUTHEAST QUARTER (SE 1/4) SUBURBAN RANCHETTES B“g \116‘ STRAP: 17-45-25—01-00000.0300
INDICATES TELEPHONE VAULT ! | \ / (IN# 2007000140214) N SUBURBAN RANCHETTES NORTHEAST QUARTER (NE 1/4) (m ﬁggbf;;%o?;;a%i) N ALL BEARINGS AND DISTANCES AS SHOWN ON THE PARCEL BOUNDARY ARE MEASURED, UNLESS OTHERWISE SHOWN.
& INDICATES DISABLED PARKING | ‘ J oWNER. PARKER LAND DEVELOPMENT Lo Ol '. (OR. 273 PG 94-96) | Nmmwgssrgg%%/; (NW 1/4) e N Q -
© INDICATES WOOD UTILITY POLE \ : o P (IN# 200600001 7906) o/ N = |5 DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF.
INDICATES TRAFFIC SIGNAL BOX | - 7 Qe 1 OWNER: CARISSA, LLC l o 7 | P ' '
INDICATES COMCAST HAND HOLE | X Bl | P | @\@.‘ & ‘ = GROSS LAND AREA CONTAINS: 869,340 SQUARE FEET OR 19.96 ACRES, MORE OR LESS.
T 1 X | |
INDICATES MITERED END SECTION s = | r \ —
oo INDICATES BACKFLOW PREVENTOR SURVEYOR'S NOTES CONTINUED: o —— = ¢ \ ( _p 0D SEPTIC TANK | | , - : DATE OF LAS FIELD WORK: 3-09-2020.
B INDICATES ELECTRIC SERVICE BOX / | ] n® AN 00, e VEWERS e/
I I -~ N FLOOD 7ONE X [ C.CMB. 5 PG 669
= INDICATES DRAINAGE CATCH BASIN WITHOUT EXPRESSING A LEGAL OPINION AS T0O THE OWNERSHIP OR NATURE OF THE / \ i 3 | \ \ (NOT IMPROVED AS ROADWAY) TWO STORY STRUCTURE
. STRAP: 17-45-25-01-00000.0270 S ) 3 STRAP: 17-45-25-01-00000.0280
® INDICATES CONCRETE UTILITY POLE POTENTIAL ENCROACHMENT, THE FOLLOWING CONDITIONS WERE OBSERVED AT THE TIME OF / | i i ¢ 1/mom 20100000 SS | o8 PImmenoIme e (60° COUNTY ROAD PER PLAT)
@ INDICATES ELECTRIC TRANSFORMER THE SURVEY: | S i §E - - s\ K
INDICATES STORM SEWER MANHOLE /\\ 00D N AE | . 1 Na ¥8 \a-‘*‘ s E~ \ \ - J
_ R > ~< A - ’ .
(, e ot 1.) ALONG THE NORTHERLY PROPERTY LINES ARE BARBED WIRE FENCES RUNNING ALONG ( \\\ " S = / 1 S N s 3 / SURVEYOR’S CERTIFICATION:
! i RE «S S EDGE OF
® INDICATES SAMITARY SEWER CLEAN OUT AND ADJACENT 10 THE PROPERTY LINES. \\ P | L RS Ss s X | NNl s e o | HEREBY CERTIFY TO THE BEST OF MY PROFESSIONAL
. NOIATES. EOUND. CONCRETE. MONUMENT e —— | STER L4 . R R : KNOWLEDGE, THAT THIS PLAT OF THE HEREON DESCRIBED
— NDICATES WATER BACKFLOW PREVENTER 2) ALONG THE WESTERLY PROPERTY LINES ARE BARBED WIRE FENCES, WIRE FENCES, £ HIGH BARBED HEOR = I . X3 X PROPERTY 1S A TRUE REPRESENTATION OF A FIELD SURVEY
» GATES, GRAVEL ROAD, UTILITIES, AND OVERHEAD LINES. ' WIRE FENCE g8 P8~ X Al Frooo zove AE—\ Vs MADE UNDER MY DIRECTION AND MEETS THE STANDARDS OF
[ ] INDICATES SET 5/8" IRON ROD LB 6690 ’ ’ 4 : ‘ | SS eSS~ Y o 5 S
FENCE CORVER 0.1 N ! oS 83 = ! \\ o POND \\\ \ Ess e PRACTICE SET FORTH IN CHAPTER: 5J—17 FLORIDA
= ! S = g S ADMINISTRATIVE CODE, PURSUANT TO SECTION 472.027,
3) ALONG THE SOUTHERLY PROPERTY LINES ARE BARBED WIRE FENCES, AN ASPHALT | = . { =N <8= v A / NEE Q . L ORIDA STATUTES. ’
LEGEND: ROADWAY, UTILITIES, SIGNAGE, DRAINAGE STRUCTURES, AND SIDEWALKS. . ¢ LN SEss8 =8 KIERN L Q= _ ® ¢ alle o ‘ Digitally signed by A. Lee
FND. INDICATES FOUND x o | £3 R b = FENGE CORNER ~L e
: | )2 < & e o 17°S & 296 F | RIS Y o Hayne
NO. INDICATES NUMBER 4.) ALONG THE EASTERLY PROPERTY LINE ARE WIRE FENCES, OVERHEAD LINES, UTILITIES, o _}_ _________________ D VN E N B p oL O N, oMy 2 e e TN B . -~ Date: 2020.09.01 07:45:22
PG. INDICATES AT PAGE AND DRAINAGE IMPROVEMENTS, “"_‘““__“"_. _____ . oH & OH = oH G OH | —1 ?“N o = , 04'00"
EX. INDICATES EXISTING S o 3 R STRAP: 7774:5725707700000. 07CE » e "‘\_LE ' STEEL PIPE_ - (16"t WIDE DIRT ROAD) L
IR. INDICATES IRON ROD COMMENTS ON ITEMS FROM TABLE "A” OPTIONS SURVEYOR RESPONSIBILITIES AND — - . — © G- 1 GATE & 0] S.00°22'36"E. | 664.60° ¢ PR R \ A. LEE HAYNE, P.S.M.
CONC.  INDICATES CONCRETE SPECIFICATIONS: 3 N Sl S Ya | O o S el FLORIDA CERTIFICATION NO. 6338
) WNDICATES MEASURED e~ o Bt 7/—// S S A % Y I S Y T DMEESIONED: 08 -8 34+-2020
» .l [ ] » N =
¢ INDICATES  CENTERLINE ITEM 2: NO STREET NUMBERS OR ADDRESSES WERE PROVIDED BY THE CLIENT OR | , 15" RCP er |\ GATE & 5 .T (POSTED) 24" RP—" 3" | #' HIGH BARBED
ENG INDICATES ENGINEERING ; SET 5/8" IR | 14 CRAVEL & JV PARKER LANE | \ WIRE FENCE : g ~ THIS SURVEY IS NOT VALID WITHOUT THE ORIGINAL
- AVAILABLE FROM THE LEE COUNTY PROPERTY APPRAISER’S WEBSITES. | BANKS e, 18 6690 1 DRIVE [ UV | , 14" ROCK DRIVE N 4’ HIGH HOG SIGNATURE AND SEAL OF A FLORIDA LICENSED SURVEYOR
108 INDICATES TOP OF BANK N ™ i 29"48" RCP | (16"t WIDE PRIVATE DIRT ROAD) ST S/ 1R | | Af/g Evg{gg 5@/6555554 - WIRE FENCE AND MAPPER.
INC. INDICATES  INCORPORATED 9 T | (STREET B — 60" ROAD PER PLAT) s | — ADDITIONS OR DELETIONS TO SURVEY MAPS OR REPORTS BY
LS INDICATES LAND SURVEYOR ITEM 6(A) AND 6(B): NO ZONING REPORT OR LETTER PROVIDED. | % SN _a }r\zz HIGH BARBED L ¢’ HicH BARBED BANKS ENG. LB 6650 . : (OR. 4609, PC. 4245) OTHER THAN THE SIGNING PARTY OR PARTIES IS PROHIBITED
IE INDICATES INVERT ELEVATION . 'q : ; < E 'q % g Tl WIRE FENCE 107 19 [ WIRE FENCE L0720 i | I gi\ngTO/g‘;T WRITTEN CONSENT OF THE SIGNING PARTY OR
. o .
19.4 INDICATES EXISTING ELEVATION ITEM 10(A): NO BUILDINGS WERE OBSERVED ON THE SUBJECT PROPERTY. % <8¢ NS SUBURBAN RANCHETTES SUBURBAN RANCHETTES ' ' SUHURHA%J;A?AZCHEWS — THIS CERTIFICATION IS ONLY FOR THE LANDS DESCRIBED
EOP INDICATES EDGE OF PAVEMENT [ % Bl S & HEREON.
PK. INDICATES PARKER KALON NAIL ITEM 11 THE LOCATION OF EXISTING UTILITIES SHOWN HEREON, UNLESS OTHERWISE NOTED, 09 g gy % §?§ (IN# 2009000262952) (NJ2016000064784) _ THIS SURVEY MAY BE RELIED UPON ONLY BY THE CERTIFIED
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SURVEY PLAT

A PARCEL OF LAND LYING IN
SECTION 17, TOWNSHIP 45 SOUTH, RANGE 25 EAST,
LEE COUNTY, FLORIDA

SURVEYOR'S NOTES:

THIS PLAT PREPARED AS BOUNDARY AND TOPOGRAPHIC SURVEY AND IS NOT INTENDED TO DELINEATE THE

JURISDICTION OR JURISDICTIONAL AREAS OF ANY FEDERAL, STATE, REGIONAL OR LOCAL AGENCY, BOARD, COMMISSION
OR OTHER ENTITY.

BOUNDARY SURVEY IS BASED ON THE FOLLOWING:

(1) THE DESCRIPTION REFERENCED IN EXHIBIT A, SCHEDULE A, OF THAT CERTAIN ALTA COMMITMENT FOR TITLE
INSURANCE PREPARED BY FIRST AMERICAN TITLE INSURANCE COMPANY, ISSUING OFFICE FILE NUMBER:
NCS—991651-ATL, COMMITMENT NUMBER:NCS—991651-A1TL, COMMITMENT DATE: AUGUST 04, 2020 AT 8:00 AM,

UPDATE AND REVISION: 03/20,/2020, AND UPDATE AND REVISION: 05/20,/2020, AND UPDATE AND REVISION:
08,/20,/2020.

(2) THE UNRECORDED PLAT OF SUBURBAN RANCHETTES, LOCATED IN LEE COUNTY, FLORIDA.
(3) COUNTY COMMISSIONERS MINUTE BOOK (C.C.M.B.) 5, PAGE 669, LEE COUNTY, FLORIDA.

(4) THE BOUNDARY AND TOPOGRAPHIC SURVEY, PREPARED BY BANKS ENGINEERING DATED 11—10—2006.

(5) EXISTING MONUMENTATION.

THE FOLLOWING SURVEY RELATED MATTERS REFERENCED IN SCHEDULE B—II EXCEPTIONS, OF THAT CERTAIN ALTA
COMMITMENT FOR TITLE INSURANCE PREPARED BY FIRST AMERICAN TITLE INSURANCE COMPANY, ISSUING OFFICE FILE
NUMBER: NCS-991651-ATL, COMMITMENT NUMBER:NCS-991651-A1L, COMMITMENT DATE: auqust 04, 2020 at 8:00
AM, UPDATE AND REVISION: 03/20,/2020, AND UPDATE AND REVISION: 05,/20/2020, AND UPDATE AND REVISION:
08/20/2020, ARE SHOWN HEREON OR ADDRESSED AS FOLLOWS:

9.) Oll, GAS AND MINERAL RESERVATIONS CONTAINED IN THE INSTRUMENT(S) RECORDED IN DEED BOOK 258. PAGE
453, AS AFFECTED BY TRANSFERS OF MINERAL INTERESTS, INCLUDING, BUT NOT LIMITED TO THOSE RECORDED IN
OFFICIAL RECORDS BOOK 1728, PAGE 4701, OFFICIAL RECORDS BOOK 1747, PAGE 866, OFFICIAL RECORDS BOOK
1748, PAGE 1072, OFFICIAL RECORDS BOOK 1763, PAGE 1806, OFFICIAL RECORDS BOOK 1922, PAGE 730,
OFFICIAL RECORDS BOOK 1922, PAGE 732, OFFICIAL RECORDS BOOK 2230, PAGE 39, OFFICIAL RECORDS BOOK
2253, PAGE 3555, OFFICIAL RECORDS BOOK 2410, PAGE 2017, ON INSTRUMENT NO. 2008000327596, OF THE

PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (SUBJECT PROPERTY LIES WITHIN LAND DESCRIBED IN RESERVATION
— NOTHING SHOWN)

11.) ROADWAY EASEMENTS, AS DESCRIBED IN WARRANTY DEEDS RECORDED IN OFFICIAL RECORDS BOOK 729, PAGE

618 AND OFFICIAL RECORDS BOOK 1681, PAGE 1390 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. (SHOWN
HEREON)
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Introduction

An environmental assessment was conducted on the Carissa Commercial Park property on August 4, 2020.
The 19.96+ acre site is located in Section 17, Township 45S, and Range 25E, of Lee County, Florida. More
specifically, the site is located immediately west of Six Mile Cypress Parkway and north of Crystal Drive,
in Fort Myers, Florida. Please see the attached Project Location Map (Exhibit A).

The purpose of the field investigation was to identify the potential for either U.S. Army Corps of Engineers
(ACOE) and / or South Florida Water Management District (SFWMD) jurisdictional wetlands. This field
investigation was also conducted to determine the potential of listed (endangered, threatened, etc.) species
inhabiting the site that are regulated by the U.S. Fish & Wildlife Service (FWS) and the Florida Fish &
Wildlife Conservation Commission (FWC).

Specific attention was paid toward that of locating any gopher tortoise (Gopherus polyphemus) and/or
burrowing owl burrows (Athene cunicularia floridana), as well as locating any potential fox squirrel
(Sciurus niger) nests, Florida bonneted bat (Eumops floridanus) cavity trees, and any bald eagle (Haliaeetus
leucocephalus) nests.

The project’s surrounding land uses are a mixture of residential developments, commercial developments,
undeveloped vacant land, and forested land. The survey was conducted in the mid-morning; the
temperature were in the mid-upper 80’s, with a light breeze, and partly cloudy skies.

Background

The ACOE and the SFWMD are the agencies that regulate development activities in wetlands. To be
considered wetlands by the ACOE and/or SFWMD, the area should exhibit wetland hydrology, contain
wetland vegetation, and have hydric soils. For an area to be considered wetlands, a site should have hydric
soils, wetland hydrology, and wetland vegetation present. The property was reviewed for indicators of these
parameters.

Hydric soils are identified by certain characteristics that are unique to wetland soils. Wetland hydrology is
normally present if the soil is saturated or inundated for a period of time; typically, from May through
November; the rainy season in Southwest Florida. In the absence of visual signs of saturation or inundation,
the regulatory agencies typically use hydrologic indicators such as adventitious rooting, lichen lines, or
algal matting as method of guidance. If the majority of the shrubs/plants that are present are those that are
adapted to saturated soil conditions, it’s likely wetland vegetation.

The FWS and FWC are the primary agencies that review potential impacts to listed species. The FWS
reviews potential impacts and provides comments to the ACOE during the permitting process, while the
FWC provides comments to the SFWMD. In general, the wildlife agency concerns need to be addressed in
order for the permits to be authorized by the ACOE and the SFWMD.
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Methodology

The species survey was conducted utilizing combined methodologies from Lee County’s Land
Development Code (LDC, Chapter 10, Article I1I, Division 8 - Protection of Habitat) and also encompassed
the Lee County Endangered Species Ordinance No. 89-34. Surveys for Lee County protected species are
based on the presence of specific vegetation associations and habitat types noted on-site, as outlined in the
LDC. The frequency of transects performed in these habitats, unless otherwise discussed, were designed
to meet the minimum updated coverage requirement. Following the Lee County Endangered Species
Ordinance No. 89-34, the specific methodology included pedestrian surveys of parallel transects. The
survey was conducted according to the previously approved Lee County methodology, submitted by Kevin
L. Erwin Consulting Ecologist, Inc.

These methods are comprised of a several step process. The vegetation communities or land-uses on the
study area are delineated on an aerial photograph using the Florida Land Use, Cover and Forms
Classification System (FLUCFCS). Next, these FLUCFCS codes are cross-referenced with the Lee County
Protected Species List. With a list of the potential listed plants and animals, each FLUCFCS community is
searched in the field for these species. An intensive pedestrian survey is conducted using parallel belt
transects as a means of searching for protected plants and animals. Signs or sightings of these species are
then recorded.

Existing Site Conditions

Boundary — The project boundary was obtained from the Lee County parcel data and is assumed to be
approximately 19.96+ acres.

Soils - The soils on the property have been mapped by the National Resource Conservation Service (NRCS,
formerly the Soil Conservation Service). These mappings are general in nature but can provide a certain
level of information about the site as to the possible extent of wetland area. The agencies commonly use
these mappings as justification for certain wetland/upland determinations. According to these mappings,
the parcel is underlain by Hallandale fine sand, (NRCS #6; non-hydric), Oldsmar sand, (NRCS #33; non-
hydric), and Malabar fine sand, (NRCS #34; hydric). Malabar fine sand soil is considered hydric at both
the local and national levels. Please see the attached NRCS Soils Map (Exhibit D).

Vegetation Descriptions — Vegetation is one parameter used in determining the presence of uplands or
wetlands; these community mappings will generally reflect what a specific area could be considered by the
regulatory agencies. We identified approximately 5.71=+ acres of wetlands and approximately 0.53+ acres
of “other surface water” communities on-site during the site assessment. Formal wetlands delineations have
previously been conducted on-site, per the South Florida Water Management (SFWMD) and US Army
Corps of Engineers (ACOE) environmental resource permits. The vegetation descriptions and community
locations were obtained from this SFWMD permit and the engineer. The proposed project will impact
previously impacted and mitigated wetlands. According to the SFWMD permit, these wetlands were in fair
condition with varying levels of exotic infestation.

Community delineations were defined utilizing different vegetation communities on-site and were based
on the nomenclature of the Florida Land Use, Cover and Forms Classification System (FLUCFCS), Level
III and IV (FDOT 1999). The FLUCFCS mapping and vegetation descriptions were previously provided
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by Boylan Environmental Consultants and obtained from the South Florida Water Management (SFWMD).
Updated community/vegetation descriptions have been provided and included below for each community
identified on-site. Please see the attached FLUCFCS Map with Aerial (Exhibit B) and FLUCFCS Map
without Aerial (Exhibit C). Listed below are the vegetation communities and land-uses identified on the
site.

FLUCFCS Codes & Community Descriptions

Uplands
The following community areas have been designated as upland habitats. Uplands are any area

that does not qualify as a wetland because the associated hydrologic regime is not sufficiently wet
enough to elicit development of vegetation, soils, and/or hydrologic characteristics associated with
wetlands.

FLUCFCS 411 E3 Pine Flatwoods (50-74% Exotics) — 2.82+ Acres

This upland community type occupies 2.82+ acres of the property. The canopy contains slash pine (Pinus
elliottii), with scattered live oak (Quercus virginiana). The sub-canopy also contains slash pine (Pinus
elliottii), and live oak (Quercus virginiana) with cabbage palm (Sabal palmetto), Brazilian pepper (Schinus
terebinthifolius), wax myrtle (Myrica cerifera), and myrsine (Rapanea punctata). The ground cover is
dominated by saw palmetto (Seranoa repens), penny royal (Stachydeoma graveolens), and false
buttonweed (Spermacoce verticillata) with other opportunistic weedy species. Commonly observed vines
include grapevine (Vitis munsoniana), greenbriar (Smilax spp.), and poison ivy (Toxicodendron radicans).
This community should be considered uplands by the regulatory agencies.

FLUCFCS 420 E4 Mixed Upland Hardwoods (Exotics > 75%) — 7.10+ Acres

This upland community type occupies approximately 7.10+ acres of the property. Exotic species such as
earleaf acacia (Acacia auriculiformis), melaleuca (Melaleuca quinquenervia), mimosa (Albizia julibrissin),
and Brazilian pepper (Schinus terebinthifolius) occupy approximately 75-99% of this community. The
canopy is dominated by melaleuca (Melaleuca quinquenervia) with scattered earleaf acacia (4cacia
auriculiformis), mimosa (Albizia julibrissin), slash pine (Pinus elliottii), and live oak (Quercus virginiana).
The sub-canopy contains scattered cabbage palm (Sabal palmetto) and Brazilian pepper (Schinus
terebinthifolius). The ground cover is mostly open, due to the dense exotic coverage, but contains scattered
various opportunistic weedy species. Commonly observed vines include greenbriar (Smilax sp.), and
grapevine (Vitis rotundifolia). This community would be considered uplands by the regulatory agencies.

FLUCFCS 740 Disturbed Lands — Cleared Trails — 2.86+ Acres

This disturbed upland community type occupies 2.86+ acres of the property and includes cleared trails
throughout the property. The canopy is mostly open with scattered slash pine (Pinus elliottii) along the
edges. The sub-canopy is also mostly open with scattered Brazilian pepper (Schinus terebinthifolius) and
wax myrtle (Myrica cerifera) along the edges. The ground cover includes Spanish needle (Bidens pilosa),
dog fennel (Eupatorium capillifolium), ragweed (Ambrosia trifida), caesar weed (Urena lobata), hairy
beggar-ticks (Bidens alba), sandspur (Cenchrus echinatus), false buttonweed (Spermacoce verticillata),
bahia grass (Paspalum notatum), and other various opportunistic weedy species. Commonly observed vines
include greenbriar (Smilax sp.), and grapevine (Vitis rotundifolia).
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FLUCFCS 800 County Road ROW (Future Crystal Drive Ext.) — 0.53+ Acres

A portion of this community is a paved road, Crystal Drive, which leads to the commercial portion of the
site, which was developed at part of the previously permitted site design; the remaining vegetated portion
of this right-of-way, is the future Crystal Drive Extension. This community occupies 0.53+ acres of the
property. This community would be considered uplands by the regulatory agencies.

FLUCFCS 814 Road ROW — 0.38+ Acres

This unpaved paved road right of way occupies 0.38+ acres of the property, which is immediately west of
the project site along J V Parker Lane. This community would be considered uplands by the regulatory
agencies.

Wetlands

The following community areas have been designated as wetland habitats. Wetlands are any areas
that under normal circumstances have hydrophytic vegetation, hydric soils, and wetland
hydrology.

FLUCFCS 617 E3 Wetland Hardwood Forest (50-74% Exotics) —5.71+ Acres

This wetland community type occupies approximately 5.714 acres of the property. The canopy contains
laurel oak (Quercus laurifolia), slash pine (Pinus elliottii), bald cypress (Taxodium distichum), and
melaleuca (Melaleuca quinquenervia). The sub-canopy vegetation includes Brazilian pepper (Schinus
terebinthifolius), cabbage palm (Sabal palmetto), myrsine (Rapanea punctata), buckthorn (Rhamnus
cathartica), and wax myrtle (Myrica cerifera). The ground cover includes scattered saw palmetto (Serenoa
repens), with swamp fern (Blechnum serrulatum), black needlerush (Juncus roemerianus), red-root
(Lachnanthes caroliana), chocolate weed (Melochia corchorifolia), and rosy camphorweed (Pluchea
rosea), with various other grasses and sedges. Commonly observed vines include Japanese climbing fern
(Lygodium japonicum), and greenbriar (Smilax spp.). This community does contain some transitional
wetland vegetation, advantageous rooting, water line staining, and algal matting, as well as other signs in
this community that would be classified as wetlands. This community would be considered wetlands by the
regulatory agencies.

Other Surface Waters (OSW)
The following community area has been designated as other surface waters. Surface waters are
waters on the surface of the earth, contained in bounds created naturally or artificially.

FLUCFCS 500 Old Cow Pond — 0.53+ Acres

This “other surface water” (OSW) community occupies approximately 0.53% acres of the property and
consists of a cow pond. The canopy is mostly open; the sub-canopy contains Carolina willow (Salix
caroliniana), wax myrtle (Myrica cerifera), and buttonbush (Cephalanthus occidentalis), with Brazilian
pepper (Schinus terebinthifolius) along the perimeter of the wetland.. The groundcover contains cat-tail
(Typha latifolia), duckweed (Lemna minor), dotted smartweed (Polygonum punctatum), mermaid weed
(Proserpinaca palustris), cyperus (Cyperus sp.), water hyssop (Bacopa monnieri), dollarweed (Hydrocotyle
umbellata), and torpedo grass (Panicum repens). This community would be considered “other surface
waters” by the regulatory agencies.
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Table 1. FLUCFCS Community Table

FLgf(i LS Community Description HTa;Il)t:t Acres
411 E3 Pine Flatwoods (Exotics 50-74%) Upland 2.82+ Ac.
420 E4 Mixed Upland Hardwoods (Exotics > 75%) Upland 7.10+ Ac.

500 0Old Cow Pond OoSwW 0.53+ Ac.

617 E3 Wetland Hardwood Forest (Exotics 50-74%) Wetland 5.71+ Ac.

740 Disturbed Lands — Cleared Trails Upland 2.86+ Ac.

800 County Road ROW (Future Crystal Drive Ext.) Upland 0.56+ Ac.

814 Road ROW Upland 0.38+ Ac.
Total 19.96+ Ac.

Protected Species Results

During the field survey for protected species on the property, no protected species or signs thereof observed
on-site. There were a few small stick-nests observed in some of the melaleuca trees; however, they were
believed to be that of a bird or perhaps a nest of one of the numerous grey squirrels (Sciurus carolinensis)
that were observed on-site. There were no other nest-like structures or tree cavities noted, and there was
no gopher tortoise (Gopherus polyphemus) burrows identified. We observed burrows belonging to
armadillos (Dasypus novemcinctus), which were not marked in the field; there was no evidence that these
burrows were being used by gopher tortoises.

There were several non-listed species identified while conducting the protected species survey, among those
were several eastern grey squirrels (Sciurus carolinensis), an eastern cottontail rabbit (Sylvilagus
floridanus), Northern mocking birds (Mimus polyglottos), and mourning doves (Zenaida macroura). The
various listed species that may occur in the FLUCFCS communities on-site have been tabulated on the
attached table. Please see the Protected Species Survey Map, attached as Exhibit E.

Mitigation Discussion

Generally, the ACOE does not regulate isolated wetlands or excavation in wetlands where there is only
incidental fall back of fill material. The recent U.S. Supreme Court decision in the Solid Water Agency of
Northern Cook County v. U.S. Army Corps of Engineers (SWANCC) provides that the ACOE does not
have jurisdiction over isolated wetlands. Since this ruling, there has been no guidance regarding how the
ACOE should define an isolated wetland. In making the determination on whether the wetlands are isolated,
the ACOE considers if water leaves the site, (i.e. ditches) or whether the wetlands are completely contained
on-site or extend off-site. If the wetlands extend off-site, they will more than likely assert jurisdiction.
Currently, the ACOE position on most all wetlands is that they have jurisdiction. The ACOE regulates
navigable waters and adjacent wetlands. However, the agencies would not make this determination until a
Joint Environmental Resource Permit (ERP) and Dredge & Fill Permit (D&F) application is received.

The SFWMD does not require mitigation for impacts to isolated wetlands not used by listed (protected)
species that are less than 0.50+ acres in size. Impacts to wetlands greater than 0.50+ acres or those utilized
by protected species would require mitigation. With the ACOE, impacts to wetlands that are less than 0.50+
acres, the activity can usually be processed as a Nationwide Permit application. For projects with greater
than 0.50+ acres of impacts, the application will be processed as an Individual Permit application. This
involves a public notice process and coordination with other federal agencies such as the EPA and the FWS.
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There are three steps that are required to be addressed when requesting an ERP permit with the SFWMD
and/or the ACOE for impacts to regulated wetlands:
1) Avoidance (i.e. can these wetland impacts be completely avoided)
2) Minimization (i.e. can the amount of wetland impact be reduced while maintaining a feasible
project)
3) Mitigation (i.e. the loss of wetland function must be replaced)

It should be noted that avoidance and minimization must first be substantiated, before mitigation will be
considered by the agencies. When wetlands are proposed to be impacted, the impacts cannot result in any
loss of wetland function. In order to prevent net loss in wetland function, wetland mitigation must be
provided. Mitigation is a way to off-set impacts to natural resources such as wetlands and may consist of
wetland enhancement, wetland creation, wetland preservation, upland compensation, or off-site mitigation.
Mitigation costs usually increase with the quantity of proposed impacts. The actual amount of mitigation
required would be finalized during the Environmental Resource Permit review process with the SFWMD
and ACOE.

There are two main categories of wetland mitigation, onsite or off-site. On-site mitigation would include
preserving a portion of the on-site wetlands, treating and removing the exotics, potentially providing
supplemental plantings, and placing the preserve areas under a Conservation Easement. Preserve areas are
required to be maintained in perpetuity. Off-site mitigation requires the purchase of wetland credits at an
approved mitigation bank within the service area of the site. A conservative estimate would result in a 1:1
ratio of wetland impacts to credits required. The parcel is located within the service area of Panther Island
Mitigation Bank. Off-site mitigation at Island Mitigation Bank costs approximately $130,000-150,000 per
credit.

Summary

Due to the disturbed nature of the site, the abundance of exotic plant species, the surrounding land uses,
and roadways, it is unlikely that this site supports or would provide habitat for any protected species.
Formal wetlands delineations have previously been conducted on-site, per the South Florida Water
Management (SFWMD) and US Army Corps of Engineers (ACOE) environmental resource permits. The
remaining community locations were drawn using non-rectified aerial images with approximate property
boundaries; hence their location, aerial extent, and acreage is approximate.

The information contained and the work performed as part of this initial assessment, conforms to the
standards and generally accepted practices in the environmental field, and was prepared substantially in
accordance with then-current technical guidelines and criteria. The determination of ecological system
classifications, functions, values, and boundaries, is an inexact science, and different individuals and
agencies may reach different conclusions; therefore, the conclusions of this report are preliminary in nature
and would require a full review by the appropriate regulatory agencies.
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Table 2: Listed Species by Habitat with Current Status

FLUCFCS | gy yCRCS Description Common Name Scientific Name Percent | () erved | USDA | FDA&CS | FWS | FWC
Code Coverage
Beautiful paw-paw Deeringothamnus pulchellus 90 - E E E -
Big cypress fox squirrel Sciurus niger avicennia 90 - -- - -- SSC
Eastern indigo snake Drymarchon corais couperi 90 -- -- - T T
Fakahatchee burmannia Burmannia flava 90 - -- E -- -
Florida black bear Ursus americanus floridanus 90 -- -- - SAT T
. Florida coontie Zamia floridana 90 - -- C -- -
411 Pine Flatwoods Gopher frog Rana areolata 90 -- -- -- - SSC
Gopher tortoise Gopherus polyphemus 90 - -- - T T
Red-cockaded woodpecker Picoides borealis 90 -- -- - E SSC
Satinleaf Chrysophyllum olivaeforme 90 - -- T -- -
Southeastern American Kestrel Falco sparverius paulus 90 - -- - -- T
Eastern indigo snake Drymarchon corais couperi 90 - -- - -- T
Florida scrub jay Aphelocoma coerulescens coerulescens 90 - -- - T T
420 Upland Hardwood Forest Florida coontie Zamia floridana 90 -- - C - --
Gopher frog Rana areolata 90 -- -- - -- SSC
Gopbher tortoise Gopherus polyphemus 90 - - - T T
American alligator Alligator mississipiensis 90 - -- - SAT SSC
Everglades mink Mustela vison evergladensis 90 -- -- - -- T
Limpkin Aramus guarauna 90 - -- - -- SSC
Little blue heron Egretta caerulea 90 -- -- - -- SSC
500 Other Surface Water Reddish egret Egretta rufescens 90 - -- - -- SSC
Roseate spoonbill Ajaia ajaja 90 - -- - -- SSC
Snowy egret Egretta thula 90 - -- - -- SSC
Tricolored heron Egretta tricolor 90 -- -- - -- SSC
Florida black bear Ursus americanus floridanus 90 - -- - SAT T
Limpkin Aramus guarauna 90 -- -- - -- SSC
617 Wetland Hardwood Forest Little blue heron Egretta caerulea 90 - -- - - SSC
Snowy egret Egretta thula 90 - -- - -- SSC
Tricolored heron Egretta tricolor 90 - -- - -- SSC
740 Disturbed Lands Gopher tortoise Gopherus polyphemus 90 - -- - T T
800 Roadways N/A - 90 -- -- - -- -

C = Commercially Exploited, SAT = Similarity of Appearance Threatened, SSC = Species of Special Concern, T = Threatened, E = Endangered

Table designates listed species with potential to occur in each FLUCFCS community.
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EXHIBIT A

Project Location Map
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EXHIBIT B

FLUCFCS Map with Aerial
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EXHIBIT C

FLUCFCS Map
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EXHIBIT D

NRCS Soils Map
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EXHIBIT E

Protected Species Survey Map
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ENGINEERING

Professional Engineers, Planners & Land Surveyors

Carissa Minor RPD
Existing & Historic Flow-Ways Map

There are no existing or historic flow-ways on the site.

|

- »’. FIRM Floodway

= W2 FIRM Floodway - Old

S:\Jobs\29XX\296 1F\Documents\Zoning\2961F_Existing & Historic Flowways Map.doc

* SERVING THE STATE OF FLORIDA -

10511 Six Mile Cypress Parkway e Suite 101 « Fort Myers, Florida 33966
Phone 239-939-5490 « www.bankseng.com ¢ Fax 239-939-2523
Engineering License No. EB 6469 « Surveying License No. LB 6690
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Professional Engineers, Planners & Land Surveyors

DESCRIPTION
OF
A PARCEL OF LAND LYING IN
SECTION 17, TOWNSHIP 45 SOUTH, RANGE 25 EAST,
LEE COUNTY, FLORIDA

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTION 17,
TOWNSHIP 45 SOUTH, RANGE 25 EAST, BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH ONE QUARTER CORNER OF SAID SECTION 17; THENCE S.00°06'35"E. ALONG THE
NORTH-SOUTH QUARTER SECTION LINE OF SAID SECTION 17, FOR 658.74 FEET; THENCE S.88°56'52"W. ALONG THE
NORTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID
SECTION 17, FOR 654.76 FEET; THENCE S.00°22'36"E. ALONG THE WEST LINE OF SAID SOUTHEAST QUARTER OF THE
NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 17 AND THE CENTERLINE OF A 60.00 FOOT
WIDE INGRESS AND EGRESS EASEMENT AS DESCRIBED IN OFFICIAL RECORDS BOOK 4609, PAGE 4248, LEE COUNTY
PUBLIC RECORDS, FOR 664.60 FEET; THENCE N.88°48'50"E. ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER
OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER AND THE CENTERLINE OF A 60.00 FOOT WIDE
VIEWER'S ROAD AS DESCRIBED IN COUNTY COMMISSIONERS MINUTE BOOK 5, PAGE 669, SAID PUBLIC RECORDS,
FOR 651.68 FEET; THENCE N.00°06'35"W. ALONG SAID NORTH-SOUTH QUARTER SECTION LINE OF SECTION 17, FOR
30.00 FEET TO THE NORTH LINE OF SAID 60.00 FOOT WIDE VIEWER'S ROAD; THENCE N.88°52'35"E. ALONG SAID
NORTH LINE FOR 98.08 FEET TO THE WESTERLY RIGHT OF WAY LINE OF SIX MILE CYPRESS PARKWAY (250.00 FEET
WIDE); THENCE N.20°01'31"E. ALONG SAID WESTERLY RIGHT OF WAY LINE, FOR 1389.14 FEET; THENCE S.88°29'12"W.
ALONG THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 17, FOR 576.42 FEET TO THE POINT OF
BEGINNING.

SUBJECT PARCEL CONTAINS: 19.96 ACRES, MORE OR LESS.

BEARINGS ARE BASED ON THE WESTERLY RIGHT OF WAY LINE OF SIX MILE CYPRESS PARKWAY (A.K.A. BEN C.
PRATT) AS BEARING N 20°01'31" E.

SUBJECT TO EASEMENTS, RESTRICTIONS, RESERVATIONS AND RIGHTS-OF-WAY OF RECORD.

DESCRIPTION PREPARED: 08-05-2020
Digitally signed by A.
Lee Hayne
Date: 2020.08.27
09:34:37 -04'00'
A. LEE HAYNE, P.S.M.
PROFESSIONAL SURVEYOR AND MAPPER
FLORIDA CERTIFICATION NO. 6338
DATE SIGNED 08-05-2020
S:\Jobs\29XX\2961F\Surveying\Descriptions\296 1F CARISSA LGL.doc
S:\Jobs\29XX\296 1 F\Surveying\Descriptions\296 1F CARISSA SKT.dwg

SHEET 1 OF 2
* SERVING THE STATE OF FLORIDA -

10511 Six Mile Cypress Parkway * Suite 101 « Fort Myers, Florida 33966
Phone 239-939-5490 « www.bankseng.com ¢ Fax 239-939-2523
Engineering License No. EB 6469 * Surveying License No. LB 6690
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10511 SIX MILE CYPRESS PARKWAY, SUITE 101
FT. MYERS, FLORIDA 33966
PHONE (239)939-5490 FAX (239)939-2523

ENGINEERING LICENSE # EB 6469
SURVEY LICENSE # LB 6690

BANKS

ENGINEERING

Professional Engineers, Planners, & Land Surveyors

Serving The State Of Florida -BANKSENG.COM

UMBLATTED

S.8829°12"W. 576.42

NORTH LINE NORTHEAST QUARTER SECTION 17

CONTAINS: 19.96 ACRES,
MORE OR LESS

SUBJECT PARCEL

NORTH LINE 60° WIDE VIEWER'S ROAD
(C.CMB. 5, PG. 669)

S.0006'35"E. 658.74°

1
NORTH-SOUTH QUARTER SECTION LINE OF SECTION 17

C.C.M.B. INDICATES COUNTY COMMISSIONERS MINUTES BOOK

S:\JOBS\29XX\2961F \SURVEYING\DESCRIPTIONS\2961F CARISSA LGL.DOC
S: \JOBS\29XX\2961F \SURVEYING\DESCRIPTIONS\2961F CARISSA SKT.DWG

| |
SUBURBAN RANCHETTES I| I|
| |

\
(POSTED)
JV PARKER LANE
(STREET B — 60° ROAD PER PLAT)

PREPARED 08-05-2020
SHEET 2 OF 2

SKETCH OF DESCRIPTION

A PARCEL OF LAND LYING IN
SECTION 17, TOWNSHIP 45 SOUTH, RANGE 25 EAST,
LEE COUNTY, FLORIDA

NOTES:

1.) BEARINGS ARE BASED ON THE WESTERLY
RIGHT OF WAY LINE OF SIX MILE CYPRESS
PARKWAY (AKA. BEN C. PRATT) AS
BEARING N 2001°31" E.

2.) SUBJECT TO EASEMENTS, RESTRICTIONS,

RESERVATIONS AND RIGHTS—OF-WAY OF

RECORD.

3) ALL DISTANCES SHOWN ARE IN FEET AND

DECIMALS THEREOF.

4.) THE UNRECORDED SUBDIVISION PLAT OF

SUBURBAN RANCHETTES IS DEPICTED IN

OFFICIAL RECORDS BOOK 273, PAGES 94

THROUGH 97 OF THE PUBLIC RECORDS OF

LEE COUNTY, FLORIDA.

|
POINT OF | (POSTED) S LINE TABLE
X CRYSTAL DRIVE—~ | = <
BEGINNING | | - | (reware - wom v || 18 LINE BEARING DISTANCE
NORTH ONE-QUARTER = LY S L1 N 0006°35" W 30.00°
CORNER SECTION 17 | ol ‘ Gl 3R I .00
: l D g B ¥ & L2 N 855235 F 98.08
| <~ s Q| A
| 8l | ole =t
= ~
| LOT 25 LOT 26 = Lot 27 ‘ LOT 28 Y19 §§ L0T 29
: SUBURBAN . SUBURBAN +IX SUBURBAN SUBURBAN S| =y SUBURBAN
| RANCHETTES . RANCHETTES =1, RANCHETTES | RANCHETTES =|! $SS RANCHETTES SEE SHEET 1 OF 2 FOR COMPLETE
| P . N R METES AND BOUNDS DESCRIPTION.
o> 60" WDE VIEWER'S RoAD ——s= | = ¥R
| 8| gl RaEL THIS SKETCH OF DESCRIPTION
ofw (60" COUNTY ROAD PER PLAT) ! =
M E . B IEE IS NOT A BOUNDARY SURVEY
. , RS S
LEGEND: | 60 INGRESS AND S WEST LINE SE 1/4, NE 1/4, NW 1/4, ‘ } § %@_ Digitally signed by
. | EORESS EASEMENT = SECTION 17 AND CENTERLINE 60° LE.E. B
PG. INDICATES PAGE S (O.R. 729, PAGE 618) (OR. 4609, PAGE 4248) | A. Lee Hayne
[ INDICATES CENTERLINE HEIEES, | )
AKA. INDICATES ALSO KNOWN AS 1__1 ; , ! Date: 2020.08.27
i I i =Y -7 ——S.0022'36"E. 664.60~———~— A== pyd o
OR. INDICATES OFFICIAL RECORDS l ] - o by | — 09:35:13-04'00
Pl INDICATES POINT OF INTERSECTION r | —— T — i
L1 INDICATES LINE DATA: SEE LINE TABLE _T ———————————————— Y N A. LEE HAYNE, P.S.M.
IEE  INDICATES INGRESS AND EGRESS EASEMENT . | l tor 19 tor 20 PROFESSIONAL SURVEYOR AND MAPPER
P.SM.  INDICATES PROFESSIONAL SURVEYOR AND MAPPER R

FLORIDA CERTIFICATION NO. 6338

— DATE SIGNED: 08—05-2020

— THIS SKETCH OF DESCRIPTION IS NOT VALID
WITHOUT THE ORIGINAL SIGNATURE AND SEAL OF
A FLORIDA LICENSED SURVEYOR AND MAPPER.



WWW.BANKSENG.COM

DCI2020-00013 Lee County ePlan

Original Application Dated 09-08-2020

BOARD OF COUNTY COMMISSIONERS

John E. Manning
District One

Cecil L Pendergrass
District Two

Raymond Sandelli
District Three

Brian Hamman
District Four

Frank Mann
District Five

Roger Desjarlais
County Manager

Richard Wm Wesch
County Attorney

Donna Marie Collins
County Chief
Hearing Examiner

r.'iRecycled
Paper lee-county.com

May 18, 2020 Via E-Mail
Jennifer Sheppard

Banks Engineering

10511 Six Mile Cypress Parkway

Fort Myers, FL 33966

RE: Potable Water and Wastewater Availability
Carissa CPD, Crissa Commerce Court
STRAP # 17-45-25-00-00004.0000, 0020, 17-45-25-01-00000.0270, 0280

Dear Ms. Sheppard:

The subject property is located within Lee County Utilities Future Service Area as
depicted on Maps 6 and 7 of the Lee County Comprehensive Land Use Plan.

Potable water and sanitary sewer lines 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 may be required.

Your firm has indicated that this project will consist of 300 multi-family residential units
with an estimated flow demand of approximately 75,250 gallons per day. Lee County
Utilities presently has sufficient capacity to provide potable water and sanitary sewer
service as estimated above.

Availability 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 Corkscrew
Water Treatment Plant.

Sanitary sewer service will be provided by the City of Ft Myers South Water Reclamation
Facility. The Lee County Utilities” Design Manual requires the project engineer to perform
hydraulic computations to determine what impact this project will have on our existing
system.

There are no reuse mains in the vicinity of these parcels.

Prior to beginning design work on this project, please meet with LCU Staff to determine
the best point of connection and discuss requirements for construction.

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

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER
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Carissa CPD - Letter.Docx
May 18, 2020
Page 2

approval of all State and local regulatory agencies.

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

Sincerely,

LEE COUNTY UTILITIES

WM/ PV o tenr

Mary McCormic

Technician Senior
239-533-8532

UTILITIES ENGINEERING
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Carissa CPD

CARISSA MINOR RPD - LIST OF ZONING RESOLUTIONS
Planned Development

Carissa CPD

Development Type: DCI
Status: Approved/W Amendments

South Fort Myers Planning Community

Project Approvals

Go To E-Connect
Click For Resolution

www.leegov.com/dcd/zoning/pd/planneddevelopment?tid=DCI955939

Category Acres Units Square Feet
Sub Category Totals/Sub Category [ Totals/Sub Category |Totals/Sub Category
Commercial 10.10 100 150,000
Total Commercial
Units=Hotel/Motel Rooms; Total floor area ranges from 10.10 100 15 0, 000
75,000sf to 150,000sf and retail portion ranges from O to
100,000sf based on access options (see Z-06-007)
Conservation 4.42
Wetlands/Conservation 4.42
Public 4.55 0
Open Space/Parks 4.55 0
Project Total 19.07 100 150,000
Project Hearings
Resolution # Case Number Hearing Date Approved
ADD2007-00120 ADD2007-00120 08/08/2007 Yes Amend resolution Z-06-007 to modify
Go To E-Connect language found in Condition #6.
Click For Resolution
Z-06-007 DCI2005-00101 04/03/2006 Yes Reinstate vacated Master Concept Plan
Go To E-Connect (Resolution Z-97-029). Conditions floor
Click For Resolution area based on road access
connections.
ADD2005-00126 ADD2005-00126 06/27/2005 Yes Amend Master Concept Plan (MCP) 1)

Move frontage road west 2) Create 4
development areas 3) Reconfigure
wetlands and increase area. 4) Setback
on Six Mile Cypress PKY reduced from

12


SHewitt Tue Sep  1 17:14:17 2020: CARISSA MINOR RPD - LIST OF ZONING RESOLUTIONS

DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

8/26/2020 Carissa CPD
65 ft to 25 ft. 5) Relocate sigh and
removal of the proposed schedule of
uses from MCP.
Z-97-029A 96-12-014.03Z 01.01 10/20/1997  Yes Corrects wording

Go To E-Connect
Click For Resolution

Z-97-029 96-12-014.03Z2 91.01 06/16/1997 Yes
Go To E-Connect
Click For Resolution

Rezone AG-2 to CPD

DCI1955939

630

www.leegov.com/dcd/zoning/pd/planneddevelopment?tid=DCI955939

2/2
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MONUMENT
SIGN & ENTRY —1
FEATURES

APPROVED ACCESS STATION 597+45

CONSERVATION LANDS UPLANDS

&

Q 80 160

GRAPHIC SCALE 1"= 160

240

LEGEND:

[ZZZ EXISTING/PROPOSED WETLAND IMPACTS
PERMITTED JURISDICTIONAL WETLAND LINE

DEVIATION
GARAGE/STACKED PARKING COUNT

PARKING COUNT

® F B

PARKING CALCULATION:

MULTI-FAMILY PARKING REQUIREMENT:
1.77 SPACES PER UNIT
(INCLUSIVE OF GUEST AND CLUBHOUSE PARKING)

PARKING SPACES = 309

GARAGE PARKING SPACES = 160

(1 SPACE INSIDE GARAGE &

1 SPACE IN DRIVEWAY)

TOTAL = 469

DENSITY CALCULATION:

SITE AREA = 18.57 AC
EASEMENT/POTENTIAL R/W = 1.39 AC
TOTAL SITE AREA = 19.96 AC
TOTAL WETLAND IMPACTS = 232 AC
TOTAL SITE AREA (LESS IMPACTS) = 17.64 AC

NOTES:

SITE AREA: 19.96 AC

OPEN SPACE REQUIRED: 40%

19.96 X 0.4 = 7.98 ACRES REQUIRED
INDIGENOUS OPEN SPACE REQUIRED: 3.99 AC

PROVIDED:
LAKE: 1.49 AC (MAX 25% OF OPEN SPACE REQUIRED)
PRESERVES: 4.21 AC
OTHER OPEN SPACE: MINIMUM 2.28 AC

MINIMUM OPEN SPACE PROVIDED: 7.98 AC

DENSITY:

STANDARD DENSITY: 10 DU/AC
17.64 @ 10: 176.4

2.32 @ 1/20: 0.12

BONUS UP TO 15 DU/AC
17.64 @ 5: = 88.2
TOTAL: 265 DU

BANKS ..

ENGINEERING

Professional Engineers, Planners, & Land Surveyors
Serving The State Of Florida

NO. DATE REVISION DESCRIPTION BY

0511 SIX MILE CYPRESS PARKWAY
FORT MYERS, FLORIDA 33966
(239) 939-5490 FAX: (239) 939-2523

ENGINEERING LICENSE # EB 6469
SURVEY LICENSE # LB 6690

MASTER CONCEPT PLAN

CARISSA MINOR RPD

LEE COUNTY, FLORIDA

DATE
9/08,/2020
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S: \JOBS\29XX\2961F\ZONING\2961F_MCP.DWG 9/8/2020 12:25 PM STEVE JOHNSON
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L. INTRODUCTION

TR Transportation Consultants, Inc. has conducted a parking demand study for multi-
family residential units in Lee County, Florida. The parking study was conducted in order
to support a parking deviation request for the Carissa Minor RPD located on Six Mile

Cypress Parkway north of Daniels Parkway in Lee County, Florida.

The parking demand study was preformed in order to support a parking deviation request
for multi-family residential uses, specifically for the project known as Carissa Minor
RPD, located on the west side of Six Mile Cypress Parkway approximately 1.3 miles
north of Daniels Parkway. The specific request is for relief to the parking requirements
for multi-family residential uses as outlined in Section 34-2020, Table 34-2020(a) of the
Lee County Land Development Code. This table states that multi-family projects should

provide two spaces for every unit and then in Note (1), it states that “In addition to the

spaces required, additional parking spaces equal to ten percent of the total required
must be provided to accommodate guest parking in a common parking area.” In
addition to the spaces required for the multi-family units, Lee County requires that
additional parking be provided for the Clubhouse. These requirements are also outlined in

Table 34-2020(a) and state that four (4) spaces for every 1,000 square feet of total

floor area must be provided.

The Carissa Minor RPD is proposed to have a total of 265 apartment units with a
clubhouse and a pool. The comprehensive parking demand study conducted by TR
Transportation Consultants of three similar multi-family apartment communities in Lee
County determined that the maximum parking demand experienced was 1.39 spaces per
unit (inclusive of guest and clubhouse parking). For the Carissa Minor RPD with 265

units proposed, this would require a total of 368 parking spaces to meet the demand.

Page 1
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II. METHODOLOGY

The methodology of the parking study was discussed with Lee County Development
Services staff and is consistent with the methodology described in the Institute of
Transportation Engineer’s (ITE) report titled Parking Generation, 5" Edition. A
methodology memorandum was submitted to Lee County staff and is attached to this
document for reference as well as material from the ITE Parking Generation Manual.
As site selection was confirmed, additional correspondence was completed with Lee
County staff updating them on the final locations of the three (3) properties that were

surveyed.

The Parking Demand Study included collecting parking data at three (3) existing multi-
family residential rental communities in Lee County. The study sites were selected based
on the similarity in market rents to what will be in place at the Carissa Minor RPD
community, the demographics of the properties and the date of construction of the
properties. The selected sites are all “A” properties and all are market level rents. All of
the communities have an occupancy level of greater than 90%. The following provides a

summary of the three (3) sites that were surveyed as part of this study

Springs at Six Mile Cypress
The Springs at Six Mile Cypress is located at 5560 Six Mile Commercial Court, which is

on Six Mile Cypress Parkway between U.S. 41 and Metro Parkway in Lee County. This
community has 288 units in buildings containing two stories. There is a total of 494
surface parking spaces on the property. There are a total of 37 single car garages on the
property. At the time of the survey, 20 of the garages were leased. There are a total of
103 Studio/One Bedroom units, 129 Two Bedroom units and 56 Three Bedroom units for
a total of 529 Bedrooms on the property. The occupancy of this property at the time of
the parking study was 93%. The location of this site is illustrated on Figure 1 located in

the Appendix of this report.

Page 2
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Longitude 81
The Longitude 81 is located at 11221 Everblades Parkway, which is on the west side of

Ben Hill Griffin Parkway in front of the Hertz Arena in Estero, Florida. This community
has 260 units in buildings containing two stories. There is a total of 552 surface parking
spaces on the property. There are a total of 24 single car garages on the property. At the
time of the survey, the number of garages that were leased was not provided by Property
Management. Therefore, to be conservative, it was assumed that 75% of the garages, or
21 garages, were leased at the time of the survey. There are a total of 126 Studio/One
Bedroom units, 108 Two Bedroom units and 22 Three Bedroom units for a total of 408
Bedrooms on the property. The occupancy of this property at the time of the parking
study was 94%. The location of this site is illustrated on Figure 2 located in the

Appendix of this report.

The Venetian
The Venetian is located at 4051 Regata Way, which is on the north side of Winkler

Avenue between Colonial Boulevard and Veronica Shoemaker Boulevard in the City of
Fort Myers, Florida. This community has 436 units in buildings containing two and three
stories. There is a total of 692 surface parking spaces on the property. There are a total of
125 single car garages on the property. At the time of the survey, 75 of the garages were
leased. There are a total of 204 Studio/One Bedroom units, 192 Two Bedroom units and
40 Three Bedroom units for a total of 708 Bedrooms on the property. The occupancy of
this property at the time of the parking study was 91%. The location of this site is
illustrated on Figure 3 located in the Appendix of this report.

The surveys were conducted in late March and April of 2020. The occupancy counts at
each property were completed on six different days and each survey was conducted after
12:00 midnight on each occasion. This time period was the beginning of the COVID-19
shut-downs but in speaking with the Property Managers of each property, this did not
impact tenant occupancy at this time. In fact, an argument could be made that the shut-

downs may have slightly increased the parking demand as tenants that would have

Page 3
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otherwise been traveling or at work would be at home with their vehicle parked in the

parking lot.

The raw data sheets from the parking occupancy study for each property are included in
the Appendix of this report for reference. The raw data sheets indicate the date and time
of each survey, the TOTAL number of vehicles parked on the property, the number of
those vehicles that were parked in a marked handicap space, the number of vehicles
parked in marked Visitor spaces (if any were identified), number vehicles parked in

marked loading areas and the number of vehicles parked at the Clubhouse.

III. RESULTS

The peak parking occupancy was surveyed at each property and is summarized in Table
1. Table 1 identifies the number of units and the parking demand rate based on the
number of units. This rate includes guest parking, handicap parking, clubhouse parking
and garage parking. This is based on the HIGHEST number of parking spaces/garages
occupied at the time of the survey. The data sheets contained in the Appendix of this
report illustrate the parking demand rate based on both the HIGHEST demand as well as
the AVERAGE demand that was observed at each of the three properties. Also reflected
in Table 1is the AVERAGE of the HIGHEST parking demand rate based on the number
of units. This parking rate again includes ALL parking spaces on the property, including
guest spaces (if identified), handicap spaces and occupied garage spaces. It should be
noted that 100% of the number of “leased” garage spaces were assumed to have a vehicle
parked inside of that garage for purposes of this study, even though field observations did
not verify if the garage was indeed occupied by a vehicle. Based on discussions with the
Property Managers, it is not uncommon for the tenant to lease the garage and use it as a
storage unit rather than for a vehicle, so assuming that 100% of the leased garages were

occupied by a parked vehicle represents a “worst case” in terms of the parking analysis.

Page 4
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Table 1

Multi-Family Parking Demand Study
Highest Parking Demand Based on Number of Units

Number of Highest Number of 1
Property Units Occupied Spaces Spaces Per Units
Springs @ Six Mile 288 379 1.32
Longitude 81 260 345 1.33
Venetian 436 664 1.52

H AVERAGE 1.39 B

Table 2 identifies the number of BEDROOMS and the parking demand based on the

number of BEDROOMS. As in Table 1, the number of occupied spaces includes guest

parking, handicap parking, clubhouse parking and garage parking.

Table 2

Multi-Family Parking Demand Study
Highest Parking Demand Based on Number of Bedrooms

Prope Number of Highest Number of Spaces Per
roperty Bedrooms Occupied Spaces Bedroom
Springs @ Six Mile 529 379 0.72
Longitude 81 408 345 0.85
Venetian 708 664 0.94
ﬂ AVERAGE 0.83

IV.  PARKING DEMAND FOR CARISSA MINOR RPD
Based on the calculations noted above, the Carissa Minor RPD would have a parking
demand of 368 spaces based on the number of units and 374 spaces based on an

assumption of 450 bedrooms (based on preliminary unit mix for this project).

The applicant is requesting a parking deviation to provide a total of 469 spaces on the
subject site. Based on the proposed 265 units, this represents a parking ratio of 1.77
spaces per dwelling unit (inclusive of guest parking and clubhouse parking), which is
approximately 27% greater than the 1.39 spaced per unit peak demand found at

comparable properties. Based on the preliminary assumption of 450 bedrooms and the

Page 5



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

7‘ TR TRANSPORTATION
CONSULTANTS, INC

number of parking spaces proposed for this site (469 spaces), the parking ratio based on
the number of bedrooms would be 1.04 spaces per bedroom, which is approximately 25%
greater than the 0.83 spaces per bedroom peak demand found at the comparable

properties.
V. COMARISON TO ITE PARKING GENERATION, 5" EDITION

A comparison of the surveyed data was also made with the data contained in the most
recent ITE Parking Generation Manual, 5* Edition. Data sets from both Land Use Code
220 — Multi-Family Housing (Low-Rise) and Land Use Code 221 — Multi-Family
Housing (Mid-Rise) were compared to the survey data. The applicable sheets from the
ITE Parking Generation Manual for both of these Land Use Codes are included in the
Appendix of this report for reference where the Average Parking Demand Rate as well as
any Fitted Curve Equation are identified. It should be noted that only that data sets that
were identified as being “General Urban/Suburban with NO nearby rail transit” were

included.

Table 3 identifies the Average Parking Rates per Dwelling Unit and per Bedroom for
each of these Land Use Codes. The Average Trip Rates were identified for both Monday
through Friday data sets as well as for Saturday. Due to the lack of data points, the
information for Sunday was excluded (only 1 study site). The bottom line of Table 3
illustrates the parking demand for the Carissa Minor RPD based on the ITE data and the
intensity of uses being proposed (265 units and 450 bedrooms). This is represented by
applying the highest parking rate illustrated for that time period.

Page 6
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Table 3
Multi-Family Parking Demand Study
ITE Parking Generation Manual, 5" Edition

Av]::::fe :‘:lp Average Trip Rate
P Per Bedroom

Land Use Code Dwelling Unit
I MF | Se | MF [ Sa

LUC 220 — Low
Rise Multi-Family 121 131 0.66 0.80
LUC 221 — Mid-
Rise Multi- Family 1.31 1.22 0.75 0.77
Highest Parking
Demand for Carissa 347 347 338 360
RPD

Therefore, based on the ITE Trip Generation Manual, 5™ Edition, the Carissa Minor RPD
should provide at least 360 parking spaces to meet the anticipated parking demand. The
requested deviation is to supply 469 total parking spaces, which is approximately 30%
higher than the parking demand identified in the ITE report. The parking rates contained
in the ITE Report are also very consistent with the data surveyed at the three sites in Lee

County.

Page 7
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VL. CONCLUSION

The parking demand study conducted supports a deviation request from the Lee County
Land Development Code parking requirements for multi-family uses (Section 34-2020).
The data collected reflects an average peak parking demand of 1.39 spaces per dwelling
unit, or 0.83 spaces per bedroom. For the Carissa Minor RPD and anticipated number of
bedrooms, the project would need at least 374 parking spaces to meet the demand. The
requested deviation is asking for a total of 469 parking spaces be provided, or

approximately 25% greater than the anticipated demand.

The number of spaces being requested (469) is also approximately 30% higher than what
the most recent edition of the ITE Parking Generation Manual recommends as the peak

demand for the number of units and anticipated bedrooms for this community.

Therefore, based on the data submitted, a deviation request to reduce the required parking
on the Carissa Minor RPD is clearly supported by the studies conducted by TR
Transportation Consultants as well as the data contained in the ITE Parking Generation

Manual, 5" Edition.

K:\2020\01 January\11 Carissa RPD\Parking Study\9-8-2020 PARKING STUDY REPORT doc

Page 8



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

APPENDIX



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

PARKING STUDY METHODOLOGY



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

2726 OAK RIDGE COURT, SUITE 503

7 TRANSPORTATION T oeriz i on
C O N s U LTA N TS t I N C TRAFFIC ENGINEERING

TRANSPORTATION PLANNING
SIGNAL SYSTEMS/DESIGN

MEMORANDUM
TO: Mr. Marcus Evans, P.E.
Lee County Development Services
FROM: Ted B. Treesh, PTP
President
DATE: March 3, 2020
RE: Parking Demand Study for Multi-Family Apartments

Lee County, Florida

TR Transportation Consultants, Inc. is proposing to conduct a parking demand study for
multi-family residential dwelling units, specifically apartment communities, in Lee
County, Florida to determine a parking demand ratio based on survey of existing multi-
family properties. This memorandum discusses the methodology that will be used to
collect the data and prepare the analysis that will be submitted to County staff for review.

A total of three (3) sites will be selected to conduct the parking occupancy study. The
three sites will all be within Lee County. The three sites will be comparable in terms of
size, community type (apartment rental community), and amenities. Although a final
selection of the sites has not yet been determined, after permission from the property
owner has been received and prior to the surveys being conducted, the sites that have
been selected will be provided to Lee County staff.

The parking occupancy will be surveyed at each of the three sites during three separate
weekday and once on a weekend (Sunday Evening/Monday Moming). Each site will be
visited between the hours of midnight and 5:00 A.M. to conduct the occupancy count.
The number of vehicles parked on the property will be inventoried and recorded in
tabular format. The total number of marked parking spaces will also be determined
through a field visit as well as referencing any site plans that are on file with Lee County
(if available).

The occupancy of each site location that will be surveyed will be provided as well. It is
our goal to survey properties that have an occupancy greater than 90%.
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March 3, 2020
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The total number of enclosed garage spaces will also be attempted to be obtained from
the property management staff. If that data is available, the number of garages that are
leased will also be obtained and property management staff will be consulted to
determine the percentage of garages that are leased are actually used for vehicle parking
versus as a storage unit for the tenant. If this data isn’t available, a reasonable assumption
will be made as to the number of garages that are leased that are used for actual vehicle
parking.

If the garage lease data is not made available by the property management staff, then the
number of garage spaces will be removed from the overall available parking supply and
the demand will only be compared to the supply of parking spaces that are not enclosed
in garages.

All vehicles parked on the property will be surveyed, including spaces located at the
clubhouse, visitor spaces and other designated parking spaces. Vehicles parked in an
unmarked parking space will also be included in the occupancy data.

In general, the properties that are selected will not be near or influenced by Florida Gulf
Coast University. All units on the property will be market rate rents. The units will be
broken down by the number of bedrooms as well.

A parking ratio will be developed based on the total number of units on the property.

A sample data collection sheet is provided for reference.

Should you have any questions concerning this matter, please feel {ree to contact us.

Attachments

K:A2020001 January\l 1 Carissa RPD\Parking Study\3-3-2020 Methodology Memo Evans.doc
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Ted Treesh

From: Evans, Marcus <MEvans@leegov.com>

Sent: Tuesday, March 10, 2020 7:27 AM

To: Ted Treesh

Cc: Rodriguez, Anthony; Sawtell, E. Tom; Wagley, David; Bennett, Colleen
Subject: RE: Parking Study - Multi-Family Projects in Lee County

Ted,

Staff has reviewed the proposed subject-project parking study methodology and provides the
following comments for your consideration:

(1) data from an additional study site may be needed if data from a single site does not appear to
reasonably correlate with data collected from the other two sites

(2) County staff must concur that all study sites are reasonably similar to the proposed site prior to
collecting study data (proposed site location and use parameters must be provided for reasonable
comparison of study sites to the proposed site)

(3) based upon a review of available ITE parking generation data, it may be best to survey each site
between 12 and 4 AM

(4) all study sites must have occupancy rates at day/time of study of at least 90%

(5) all study sites must correlate to the same specifically-named ITE Land Use Category

(6) the study should propose parking ratios that at minimum correlate the required number of
parking spaces to both the number of dwelling units and the number of bedrooms (i.e. parking
spaces/dwelling unit and parking spaces/bedroom)

(77) for the proposed site, at minimum the specific location, number of unit types (i.e. XX 1-bedroom
units, YY 2-bedroom units, ZZ 3-bedroom units, etc.) and number of building levels must be clearly
identified

(8) if data with respect to garage occupancy rates for study site garages cannot be obtained from site
management, the study should conservatively assume at least the same garage occupancy rate as the
site’s dwelling unit occupancy rate

(9) unless otherwise agreed upon in the proposed parking study methodology, parking study-related
guidelines contained in the most current ITE Parking Generation manual must be followed

(10) all parking associated with the land use on and off the survey site including, but not limited to
employee, customer, and visitor parking, must be observable and surveyed with exception of
individual parking garage stalls (preferably each site’s parking area will not be shared with another
land use not part of the study)

(11) there must be minimal or no construction activity on the site or on adjacent roadways that might
alter normal study site parking patterns

(12) background data including, but not limited to site occupancy rates, the number of unit types (i.e.
XX 1-bedroom units, YY 2-bedroom units, ZZ 3-bedroom units, etc.), number of building levels,
transit availability (location and quality of transit service), area type (suburban, suburban center,
central business district, central city (not downtown), rural), and number of parking spaces supplied
must be collected for each survey site

(13) if observations are made at a site multiple times per hour or period, the highest observed parking
demand within that hour or period must be recorded and used in the subsequent analysis

(14) parking survey site data reduction methodology contained in the most current ITE Parking
Generation manual will be followed with respect to consolidating and parsing the survey data, and
determining the peak period parking demand rate
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Hopefully, the above proves useful. If you have questions regarding any of the comments or need
anything else, please let me know. Thanks, Ted.

Marcus

Marcus Evans
Lee County Department of Community Development

(239) 533-8355

From: Evans, Marcus

Sent: Wednesday, March 4, 2020 7:16 AM

To: 'Ted Treesh'

Cc: Rodriguez, Anthony; Sawtell, E. Tom; Bennett, Colleen; Wagley, David
Subject: RE: Parking Study - Multi-Family Projects in Lee County

Ted,

Thanks for the note. I'll plan to review the subject project methodology when I have a chance
and provide comment as requested. If you have questions regarding this or need anything else
in the meantime, please let me know. Thanks, Ted.

Marcus

Marcus Evans
Lee County Department of Community Development

(239) 533-8355

From: Ted Treesh [mailto:tbt@trtrans.net]

Sent: Tuesday, March 3, 2020 2:40 PM

To: Evans, Marcus; Rodriguez, Anthony

Cc: Bobby Cleveland; TLehnert@BanksEng.com; Wil Garrett; David Depew; Todd Andersen; Ross Rabun
Subject: [EXTERNAL] Parking Study - Multi-Family Projects in Lee County

Marcus, per our discussion last week, attached is a brief methodology outline that we will follow for our parking demand
study for multi-family residential rental communities. | plan on doing these in the next few weeks so if you have any
comments, please respond quickly.

As indicated in the methodology, once | have permission from the various locations, | will forward those to you prior to
us doing the actual study.

Let me know if you need anything else.

7‘ TR TRANSPORTATION
CONSULTANTS, INC

Ted Treesh

TR Transportation Consultants, Inc.
2726 Oak Ridge Ct. STE 503

Fort Myers, FL 33901
239-278-3090 (o)

239-278-1906 (f)
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OR ADVERSE SOIL OR FOUNDATION CONDITIONS SUBJECT TO SUBSURFACE SOIL EXPLORATION AND AT T T =% SPACES INDIVIDUAL BUILDING (INCLUDING LANDSCAPING AND SIDEWALKS) V/tLL BE CONSIDERED A SEPARATE TRACT MCP AREA b e 2 bl AGTEN and Associates, Inc.
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3. AVEGETATION REMOVAL PEAMIT IS REQUIRED PRIOR TO ANY SITE WORK PROTECTIVE BARRICADES INDOOR RECREATION 610SF 41000 2 ! -barraco.net
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w KIOSK, . v Y REQUIRED SoumvEn | PhoEs
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SITE DATA:
PARCEL FOLIO NC's: 22-44-25-P2-00063.0030 32-44-25-P2-06064 000C
SITE ADCRESS 4251 WINKLER AVE FT MYERS S = — — o — Tr = . e — — A — — .
FL 43918 — e 5 = _— — = — = n
JURISDICTION CITY OF FTMYERS =
PRCPCSED USE MULTIFAMILY RESIDENTIAL
TOTAL SITE AREA 1021 046 S F. (23 44 ACRES)
EXISTING SITE:
EXISTING BUILDING AREA 4500 S F. (0,10 AC)
EXISTING VUA 176416 S F (405 AC)
EXISTING OPEN WATER (80%; 102802 S F. (236 AC)
EXISTING TOTAL IMPERVIOUS AREA 281,720 S F. (651 AC)
EXISTING GREEN SPACE 711626 SF (1634 AC)
EXISTING OPEN WATER (20%) 25700 S F. (059 AC)
EXISTING TOTAL OPEN SPACE 737 327 SF. (16.93 AC) |—=
PROPCSED SITE —
PRGPOSED BUILDING AREA 198,395 S.F. (455 AC) '
FROPOSED GARAGE AREA 26,866 S.F. (0.66 AC) -
PROPOSED VUA 291,727 S F. (6,70 AC) =
PROPOSED OPEN WATER (80%) 102802 S F (236 AC) >
FROPOSED TOTAL IMPERVIOUS AREA 621,792 S F. (14.27 AC) (61%) - : - —
= 317
PROPOSED GREEN SPACE 3735545 F (858 AC) o i -
PROPOSED OPEN WATER (20%) 25700 S F. (059 AC) T ] |
PROPOSED TOTAL OPEN SPACE 399255 SF (817 AC) 1 o
MAX ALLOWABLE IMPERVIOUS AREA(%) 65% : L | ETTCE h
MAX ALLOWABLE DENSITY 25 UNITS/ AC LB REVISIONS
MAX ALLOWABLE UMITE 586 UNITS 1 H R
PROPOSED UNITS 436 UNITS BULDIG 3 [ )\ 1= | FEW| DATE | COMMENT BY
TYPEL : = | 1 | FEVE T FREVICLELY
HYDRANT CLEAR SPACE REQ saask I:I a | b | * | 06156 | e mive pLavs| THS
FRONT/SIDE 75FT ‘Ji | | EWERD UTLITIES FER]
REAR 4FT | LAE NO 2 t ) | 7 | 082516 | Crirrooaents | N7
= : TOF BRIER Li=v- | 4 REVE FEROITY
REQUIRED PARKING SPACES 814 e =, = 3 [wE obrdeintl THS
=15 SPACES X 1 BEDROOM UNITS | e e n. i ] '
+20 SPACES X 2+ EEDROOM UNITS | 4 %15, P06 | =
+1.0 GUEST SPACE PER 15 UNITS V . — [ |
+1.0 SPACES PER 300 SF CLUBHOUSE ) —
PROVIDED STANDARD SPACES 673 | : =4, | B
PROVIDED GARAGE SPACES o H R — e |
PROVIDED ADA SPACES 19 (MIN. 2% OF PROVIDED SPACES) k - |
PROVIDED TOTAL $PACES 814 — ———
e——— 3 cquaEap sy |
REQUIRED BICYCLE PARKING 1 PER 15 PARKING STALLS, MAX 5D =] | |
PROVIDED BICYCLE PARKING 51 ; |
’ = \ J
TYPICAL PARKING STALL SIZE 10FTX 18 FT h |2 =— =0
ADA STALL SIZE 12FTX 18 FT =] = LAKE [~ )
= = 70 WATER f=t/
EXISTING ZONING CG (GENERAL COMMERCIAL) — — : i
ADJACENT ZONING Al Be
NORTH PUD (PLANNED UNIT DEVELOPMENT) = :
EAST CG (GENERAL COMMERCIAL) | ) q ihis KNOW WHATS BELOW
SOUTH CG (GENERAL COMMERCIAL) o — Wiresk i ALWAYS CALL 811
WEST CG (GENERAL COMMERCIAU i - | BEFORE YOU DIG{
RS-6 (SINGLE FAMILY - 6) | > B
: : 1 Its tasL lis free s the ba
FUTURE LAND USE CG (GENERAL COMMERCIAL) | E |
| e | www callsunshine com
BUILDING SETBACK REQUIREMENTS .5 | J
REAR 10FT | W E - |
SIDE (STREET) 20FT T I
FRONT (WINKLER AVE ) 8OFT | e PERMIT SET
SIDE (INTERIOR} 7FT —— |
LANDSCAPE BUFFER REQUIREMENTS | PROZGT e,
HORTH TYPE'B' 15 FT | . Besn By
EAST TYPE'B' 15 FT i il CHECKED BY )
SOUTH TYPE'B' 15 FT ; == SE—— = == === ===t 2;; 57
WEST TYPE'B 15FT | o]
|
MAXIMUM ALLOVWABLE FAR 045 -
PROPOSED FAR ata PROECT QTR
MAXIMUM BUILDING HEIGHT 70 FT OR 5 STORIES b
PROPOSED BUILDING HEIGHT 43 -45/16 3 STORIES DEVELOPMENT
1S-
SITENOTES: - PLANS
1 ALL DREEMEICAT SHOWH ARE DHTAVM AT FSOS OF LR LLEEE DYHESVAZE NOTED. | TYPEMI FOR
BT INTRATES CIMEHIIGH TS T BATH OF RS VT b 3
2 ALL RADI DIMENSIONS ARE 3 TO FAGE OF CURE UNLESS OTHERWISE NOTED AND ALL. | VENETIAN
LANDSCAPE ISLANDS ARE 9 WADE (FACE OF CURE TO FACE OF CURE) UNLESS
GTHERWISE INCICATED CN THE PLAN ]
3 ALL PAVEMENT MARKINGE AND SIGNAGE SHALL EE IN ACCCRCANCE WITH THE
*MARLAL TN LISFORM TRAFFIC CONTRCL DEVICES FCR STREETS AND HGHIWYE " |
LATEST EDITICN, AND CITY OF FCRT MYERS LAND DEVELCPMENT CCCE. 1 OCATION OF $1TT
A THE FROPERTY SHOWN HEREGH APPEARS TO FALL WITHIN FLOGD ZCHE X" AND “AE” H 2 | JENUE
(BASE FLCCD ELEVATICN 17 HAVD; AS SHCWN CN THE FLCOD INSURANCE RATE MAR | ' 4251 WINKLER AVENUE
12071C 0427F MAP REVISED CE.26.200€ KATIGHAL FLOOD INSURANCE PROGRAM ] FORT MYERS, FL 33¢16
FEDERAL EMERCENCY MAMACEMENT ACENCY. |
5. FREE STANDING SIGHAGE SHOWH CRLY FOR REPRESENTATICNAL PURPCSES, AND | |
SHALL BE PERMTTED SEPARATELY. | SIGNING AND PAVEMENT MARKING NOTES
i (o] i < N N A)¥s N o
6 A RIGHT CF \WWAY FERMIT WILL BE RECLIRED FCR ALL WCRK WITHIN THE PUELIC RIGHT ] , e ol
OF WAY. SPECIFIC STIPULATICNS CR CCNDITIONS \MLL BE IMPOSED AT THE TIME CF 1) 1. ALL SIGHING AND FAVEMENT PARKINGS SHALL EE IN ACCORDANCEVMTHTHEFCO T "\
PERMIT APPLICATICN. ) H ETANDARDSE FGR RCAC AND BRIDGE CCNSTRUCTICN LATEST EDITICN THEFCO.T.
| | RCADWAY AND TRAFFIC DESIGH STANCARDS, LATEST EDITICN, THE MANUAL CN
7 CCOASTRUCTICN FLAN APPRCVAL DOES NOT EXEMPT THE CONTRACTOR FROM { 1 UNFORM TRAFFIC CCNTROL CEVICES AND LEE CCUNTY CEPARTMENT CF
CBTAINNG THE RECUIRED BUILDING. ELECTRICAL FLUWEBING AND MECHANICAL | (q [CT%. TR i TRANGPORTATICH PUBLISHED STAKCARDE AND CITY OF FCRT MYERS GRCWTH CODE G
PERMITE THESE INCLUDE BUT ARE hOT LIMITED TO ANY STRUCTURE SIGN WALL | ! T !
ENCLOSURE CR SCREENING ETC | AW 1 2 SHALL BE {T REFLECTIVE TRAFFIC PAINT WITH GLASS 3820 NORTHDALE BLVD., SUITE J00H
! BEADS IN ACCCRDANCE WITHF DO T STAKCARD SPECIFICATICNS SECTION 71C, TAMPA, FLORIDA 33624
&  INTHE EVENT THE PROJECT IS TERMINATED PRICR TG CONSTRUCTION COMPLETICH Phone  (E13)£12-410C
THE PRCJECT SHALL EE BRCLGHT TO GRADE SEEDED AND ALL DEBRIS AND | 3. MATCH EXISTING PAVEMENT MARKINGS AT EXISTING ROADS- Fa 813, 8124101
MATERIALS SHALL BE HAULED OFF-S)TE AND DUMPED AT A ETATE CF FLORICA | | | (@13,
APPRGVED FACIUTY u 4 REMOVE ANY EXISTING PAVEMENT MARKINGS AT EXISTING RCACS, fLOﬂIDi BUSINESS CERT. OF AUTH. Ne. 30789
€ ANY DANMAGED SIDEWALK CR CURE WATHIN THE FDCT R.C W. SHALL EE REMCVED AND : 5 ALLTSTCP SIGN LCCATICHS SHALL INCLUDE A 247 PAINTED WHITE STOP 8AR UNLESS 3\
REPLACED. | A NOTED CTHERWISE
10, ALL DISTURBED ARE£S WITHIN THE FDOT R OAY. WILL BE SODDED. i 6 THE CONTRACTOR SHALL COMPLY WITH THE "STATE OF FLORIDA MAKUAL OF TRAFFIC LEGEND:
| fl CONTROL AND SAFE PRACTICES FGR STREET AND HIGHWAY CCHETRUCTICK - ————— T v
11, STANDARD INDICES REFER TO THE LATECT VERSICN OF FDOT "ROACAWAY AND TRAFFK:‘ 4 MAIMTENANCE . AND UTILITY QPERATICNS™ AND \MTH THE "MANUAL CH UNIFCRM
DESIGN STANCARDE™ H TRAFFIC CONTROL CEVICES®
H —— - — EXIST PROPERTY UNE
12, ALl CURB RAMPZ TG COMPLY WITH CITY OF FORT MYERS DETAIL T-23 i 7  ALL SIGHING PAVEMENT MARKINGS ETC ARE TO EE INCLUDED IN THE LUMF SUM
PRICE FOR SIGNING AND MARKING
ADA ACCESSIBILITY NOTES: | || rrer concpere pavener
i - L i X N A L d 8 THE CONTRACTOR SHALL FURMCH AND [NSTALL STREET NAME SIGKS IN ACCGREANCE S — |
1 ALL HANDICAFFED PARKING CPACES AND ACCESE AISLES ADJACENT TO THE WITH CITY OF FOR MYERS STANCARDS
HANDICAP PARKING SPACES SHALL HAVE A MAXIMUM OF 2% SLOPE IN ALL
DIRECTIONS (THIS INCLUDES RUNNING SLOPE AHD CROSS SLOPE) . PRCE. ASPIALT PAVEMENT J
2 ANACCESSIBLE RCUTE FROM THE PUBUIC STREET OR SIDEWALK TO ALL BUILDING FIRE rL O\‘ ;\ OTE ™
ENTRANCES MUST EE FROVIDED. THIS ACCESSIBLE ROUTE SHALL BE A MINIMUM CF = @\ PARKING CCUNT
B0 WIDE. THE RUHING SLOPE OF AN ACCESSIELE ROUTE SHALL NOT EXCEED 5% ts A 17 N
AND THE CROSE SLOPE SHALL HOT EXCEED 2%, ALL EUILDINGS SHALL EE FROTECTED BY A FIRE PROTECTICH SYSTEM O\7ERALL
3 SLOPES EXCEED)HG £% BUTLERT THAN | 13 WILL RECHIRE A RANF AHD MUST
CCNFORM TO THE REQUIPEMENTS FOR RAMP DESIGN (HANDRAILS CURES | SITE PLf\’\T
LANDINGS) HO RAIAP SHALL EXCEED AH 8 3% RUNNING SLOPE OR 24 CROSS ELOPE, SIG}\ LEGEND -
4. 1N THE CASE THAT A NEAY SIDEWALK WILL BE CONSTRUCTED IN THE RW OF A SITE THE i L I\X’OUT
RUMMING SLCPE CF THE SIDEWALK SHALL NOT EYCEED 5% AND THE CRCSE CLOPE -
SHALL NOT EXCEED 2% THIS STANDARD APPLIES TO CROSS \WALKS IH THE DRIVEWAY — = — — _— — y ——— =
AS WELL AND WILL REGUIRE SPECIAL ATTENTION DURING STAKING TO MAKE SURE i 1
THE 2% CROSC OLOPEID MET I THE CROOT WAl s sToP 1 SHEET NUMBER
£ AT VAL BE THE RESPONSIBILITY ©F THE GENERAL CCHTRACTER TR ENALFE THAT P-4 T
THE HANTHCAP PARKING CPADED, ACCERDIBLE ROUTES, AND \ =
SIBEWALKS CROITWALAL ARE COAE TRUCTERD TO MEET AL RECURELENTS:
6. ANY REQUIREMENTS LISTED AEQVE THAT CAN HOT BE MET SHALL BE BROUGHT TC - 4
THE ENGINEER £ ATTENTICN IMMEDIATELY. ANYTHING NOT BLALT TO THE ABOVE
STANDARDS WILL REGUIRE REMOVAL AND REPLACEMENT OF THE MOH COMPLIAHT (— )
AREAT £T THE GENERAL SHTRASTERS 02

L
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PARKING DEMAND STUDY
SUMMARY
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PARKING DEMAND SURVEY SUMMARY

THE VENETIAN
Parking Demand Per Unit Parking Demand Per Bedroom
High: 1.52 spaces/unit High: 0.94 spaces/BR
Average: 1.49 spaces/unit Average: 0.92 spaces/BR

LONGITUDES81

Parking Demand Per Unit Parking Demand Per Bedroom
High: 1.33 spaces/unit High: 0.85 spaces/BR
Average: 1.29 spaces/unit Average: 0.82 spaces/BR

SPRINGS AT SIX MILE CYPRESS

Parking Demand Per Unit Parking Demand Per Bedroom
High: 1.32 spaces/unit High: 0.72 spaces/BR
Average: 1.28 spaces/unit Average: 0.70 spaces/BR

AVERAGE OF ALL THREE SURVEY SITES

High: 1.39 spaces/unit High: 0.83 spaces/BR
Average: 1.35 spaces/unit Average: 0.81 spaces/BR
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PARKING DEMAND SUMMARY AND
RAW DATA SHEETS FOR
SPRINGS AT SIX MILE
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Springs at Six Mile Cypress

Total Assumed  Total
Spaces  Garage  Parking

Date Day Time Occupied Occupancy Demand
3/23 Mon 12:27 AM 338 15 353
3/24 Tues 12:24 AM 354 15 369
3/25 Wed 1:25 AM 353 15 368
3/26 Thur 1:17 AM 364 15 379  High
3/27 Fri 12:24 AM 358 15 373
3/30 Mon 12:28 AM 359 15 374
Total Enclosed Garages: 37 369  Average
Garages Leased: 20
75% Occupied: 15

Total Surface Parking Spaces: 494
Surface + Garages: 531

Total Unit Count 288 Occupancy at Time of Survey - 93%
One Bedrooms 103

Two Bedrooms 129

Three Bedrooms 56

Total Bedrooms 529

PARKING DEMAND CALCULATION

Parking Demand Per Unit Parking Demand Per Bedroom

High: 1.32 spaces/unit High: 0.72 spaces/BR
Average: 1.28 spaces/unit Average: 0.70 spaces/BR
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PARKING OCCUPANCY STUDY

Property Name: The Springs at Six Mile Cypress

Property Address: 5560 Six Mile Commerical Court, Ft.Myers, FL 33912
Date of Survey: G~ )3~ 020

Time of Survey: /,2,° 2]

Total number of Cars Parked on-site

Number parked in Handicap Spaces:

Number parked in Visitor Spaces

Number Parked in Service/Loading Spaces: 0

Number parked at Clubhouse 7

Po\r‘(xlzk \V\Jc\rohi' o£ A?v" C,ﬂargsc atoolf- lO




DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

PARKING OCCUPANCY STUDY

Property Name: The Springs at Six Mile Cypress
Property Address: 5560 Six Mile Commerical Court, Ft.Myers, FL 33912
Date of Survey: OS"Z-L\ ~AL2O
Time of Survey: /2 ) lL{ e
p.
Total number of Cars Parked on-site ( jjqbi 7
Number parked in Handicap Spaces: %
Number parked in Visitor Spaces ‘% 2(&

Number Parked in Service/Loading Spaces:

Number parked at Clubhouse

—
(
(?artwl Nrond of ORT Cravege deor /(O




DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

PARKING OCCUPANCY STUDY

Property Name: The Springs at Six Mile Cypress
Property Address: 5560 Six Mile Commerical Court, Ft.Myers, FL 33912
Date of Survey: 03/7_('20L0

i - 84S can
Time of Survey: / o —

(ot )

Total number of Cars Parked on-site \ F{)’-_) p
Number parked in Handicap Spaces: o f,
Number parked in Visitor Spaces 3 / Cf
Number Parked in Service/Loading Spaces: o
Number parked at Clubhouse Q

PD\TY/LA \‘(\ﬁ\’o‘.\{’ ol APT C7c\rczjrv C‘jOQr~ lD_
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PARKING OCCUPANCY STUDY

Property Name: The Springs at Six Mile Cypress
Property Address: 5560 Six Mile Commerical Court, Ft.Myers, FL 33912
Date of Survey: o~ Ll 2010
Time of Survey: /: /70«"\
A N
)
- R
Total number of Cars Parked on-site ( e )
Number parked in Handicap Spaces: \“_"‘——{ |
Number parked in Visitor Spaces 339

Number Parked in Service/Loading Spaces:

Number parked at Clubhouse 3
Reled \nFront of APT Creraye chor _ f
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PARKING OCCUPANCY STUDY

Property Name: The Springs at Six Mile Cypress
Property Address: 5560 Six Mile Commerical Court, Ft.Myers, FL 33912
Date of Survey: 03’.,1—1 - J\Cﬂvo
%
Time of Survey: ) Q/ & 24% -
Total number of Cars Parked on-site ( 35"}/
Number parked in Handicap Spaces: \“—'5 |
Number parked in Visitor Spaces 3 M
Number Parked in Service/Loading Spaces: 0
Number parked at Clubhouse 3

Pourleed wwlisnt o {W’T Ceeote ot - A~
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PARKING OCCUPANCY STUDY

Property Name: The Springs at Six Mile Cypress
Property Address: 5560 Six Mile Commerical Court, Ft.Myers, FL 33912
- - 0
Date of Survey: 03 30 204
Time of Survey: /yL.“ 18
4 =5 i /)
Total number of Cars Parked on-site (M /) l
Number parked in Handicap Spaces: S
Number parked in Visitor Spaces .3339~

Number Parked in Service/Loading Spaces:

Number parked at Clubhouse D\
wa[ nfenl of Aﬂ— C"\W o‘(;o\f = }/
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PARKING DEMAND SUMMARY AND
RAW DATA SHEETS FOR
LONGITUDE 81
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Longitude81

Total Assumed Total
Spaces  Garage  Parking

Date Day Time Occupied Occupancy Demand
4/6 Mon 12:28 AM 314 16 330
4/7 Tues 12:27 AM 318 16 334
4/8 Wed 12:30 AM 316 16 332
4/9 Thur 12:28 AM 321 16 337
4/10 Fri 12:27 AM 321 16 337
4/13 Mon 12:28 AM 329 16 345  High
Total Enclosed Garages: 24 336  Average
Garages Leased: 21
75% Occupied: 16

Total Surface Parking Spaces: 561
Surface + Garages: 585

Total Unit Count 260 Occupancy at Time of Survey - 94%
One Bedrooms 126
Two Bedrooms 108
Three Bedrooms 22

Total Bedrooms 408
PARKING DEMAND CALCULATION

Parking Demand Per Unit Parking Demand Per Bedroom

High: 1.33 spaces/unit High: 0.85 spaces/BR
Average: 1.29 spaces/unit Average: 0.82 spaces/BR
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PARKING OCCUPANCY STUDY

Property Name: o mitude
Property Address: | | 22| Evev blasles Eﬂu"v‘fqu,{/f}’#crg O 3Ly
Date of Survey: @L\- (L= 0o

Time of Survey: /25 2Y

o

Total number of Cars Parked on-site

I

Number parked in Handicap Spaces:

= 9

Number parked in Visitor Spaces

NI

Number Parked in Service/Loading Spaces:

> |o

Number parked at Clubhouse




DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

PARKING OCCUPANCY STUDY

Property Name: L_sn: O Hada Y‘

Property Address: 11221 Everbides H\‘rﬁvw\, //6Skra ‘(L 33414

Date of Survey: L] -1 - 2020

Time of Survey: [ 52N

Total number of Cars Parked on-site

Number parked in Handicap Spaces: | L’]
Number parked in Visitor Spaces 314
Number Parked in Service/Loading Spaces: O

Number parked at Clubhouse g
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PARKING OCCUPANCY STUDY

/ oy | l,(,wL &~ _-}1.;’#

Property Name: [

Property Address: | /) ) | £ werblades }%rla-.x\:; /( -i;_"\kV’oi ’J'/L 3I342F

L\ - - 2020

Date of Survey:

Time of Survey: 12330

Total number of Cars Parked on-site @L"
Number parked in Handicap Spaces: L\
Number parked in Visitor Spaces 3 )2
Number Parked in Service/Loading Spaces: @
Number parked at Clubhouse C)
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PARKING OCCUPANCY STUDY

Property Name: ﬁ 3N | le}o é//

Property Address: | | 27 | Cuerhldes Pc\rb;w\, ! Esicps ), FL 5542F

Date of Survey: L—\ - (\ -)o0)g

Time of Survey: /2 lX

Total number of Cars Parked on-site ( (32 L
N et

Number parked in Handicap Spaces: 2L

Number parked in Visitor Spaces :7) f C)

Number Parked in Service/Loading Spaces: 0

Number parked at Clubhouse D
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PARKING OCCUPANCY STUDY

Property Name: L}__Gu\c\ll—w[,,/ J

Property Address: | /2) \ Evev bledas fw'(_-.;:;y /] C Siero fr 33928

Date of Survey: L-\ -0 ~2020
Time of Survey: /227
Total number of Cars Parked on-site - 11{ /
Number parked in Handicap Spaces: Z—]
Number parked in Visitor Spaces 3 H

o

Number Parked in Service/Loading Spaces:

Number parked at Clubhouse O
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PARKING DEMAND SUMMARY AND
RAW DATA SHEETS FOR
VENETIAN
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The Venetian

Total Assumed Total
Spaces Garage  Parking

Date Day Time Occupied Occupancy Demand
4/20 Mon 12:15 AM 569 57 626
4/21 Tues 12:26 AM 583 57 640
4/22 Wed 1:04 AM 603 57 660
4/23 Thur 12:22 AM 598 57 655
4/24 Fri 1:17 AM 591 57 648
4/25 Mon 12:12 AM 607 57 664  High
Total Enclosed Garages: 125 649  Average

% Garages Leased: 60%

Garages Leased: 75

75% Occupied: 57

Total Surface Parking Spaces: 692
Surface + Garages: 817

Total Unit Count 436 Occupancy at Time of Survey - 91%
One Bedrooms 204
Two Bedrooms 192
Three Bedrooms 40

Total Bedrooms 708
PARKING DEMAND CALCULATION

Parking Demand Per Unit Parking Demand Per Bedroom

High: 1.52 spaces/unit High: 0.94 spaces/BR
Average: 1.49 spaces/unit Average: 0.92 spaces/BR
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PARKING OCCUPANCY STUDY

Property Name: . .v.-’:t_pl L*fi AN, "\ P[_w‘; W(’/Lr&:’;

Property Address: L’\D 5| p\&"fv)"v \/\)5“/1 ﬁ”H{/wi FL 357((;

Date of Survey: L‘\ -Q\O 'QO&O

Time of Survey: /(Qﬂlg

Total number of Cars Parked on-site ( @
\(——=

Number parked in Handicap Spaces: Cf

Number parked in Visitor Spaces S (O

Number Parked in Service/Loading Spaces: O

Number parked at Clubhouse O
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PARKING OCCUPANCY STUDY

Property Name:

Property Address: |

Date of Survey:

H-[3 ~2030

Time of Survey: [

Total number of Cars Parked on-site

Number parked in Handicap Spaces:

Number parked in Visitor Spaces

Number Parked in Service/Loading Spaces:

Number parked at Clubhouse &
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PARKING OCCUPANCY STUDY

Property Name: .\[U\Q Lon A poV b n g5

: _ I ) .,a '_,,- - o .
Property Address: {05 | Deoeb |y / H -.“‘IHQ;; Fl 339k
: L ﬁ

Date of Survey: H”:).l /Qﬂ’w

Time of Survey: /0102@

Total number of Cars Parked on-site

Number parked in Handicap Spaces:

Number parked in Visitor Spaces

Number Parked in Service/Loading Spaces: O

Number parked at Clubhouse 0
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PARKING OCCUPANCY STUDY

Property Name: Vet Flparlrmu‘»d-,s

Property Address:  L{o5 [ [Leante tony | r My ?T:'.I'_ {6
Date of Survey: L]~22 -20)0
Time of Survey: /464
Total number of Cars Parked on-site ( (ed
b S——
Number parked in Handicap Spaces: 7

Number parked in Visitor Spaces s—cf 6

Number Parked in Service/Loading Spaces:

Number parked at Clubhouse O
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PARKING OCCUPANCY STUDY

Property Name: /e ne FHan A(:ur e H

o

Property Address: {5 T | L\\[“v 'I',\.j.w\ \,'J fj; I"*'ff»,r,,;.--) AL 23316

Date of Survey: E/\— 23~ L oko

Time of Survey: ]) 6L

Total number of Cars Parked on-site ( Cﬂ f )
Number parked in Handicap Spaces: 5’/
Number parked in Visitor Spaces <90
Number Parked in Service/Loading Spaces: 0

Number parked at Clubhouse 0
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PARKING OCCUPANCY STUDY

Property Name: \/c reblan Ap(,,f} rndA
Property Address: | L Lo b [,()‘-,‘b /[ F MV‘,_, o L 33316
Date of Survey: L[ ’LL( - 2690
Time of Survey: / > [7]
/:F—_"?“‘x\

Total number of Cars Parked on-site ('/ S‘C{ }

S
Number parked in Handicap Spaces: 7
Number parked in Visitor Spaces Sg L\
Number Parked in Service/Loading Spaces: )

Number parked at Clubhouse o
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PARKING OCCUPANCY STUDY

Property Name: \Vene Ha AP"‘VWH

Property Address:  Ho 51 Requla l/\}»y/ )L/# My, s Jr/L 33910,

Date of Survey: L -27- doro
Time of Survey: / 1: /2
) ”//:"\1
Total number of Cars Parked on-site ( ( u‘l .
-~
Number parked in Handicap Spaces: C(
Number parked in Visitor Spaces SC{ 5
Number Parked in Service/Loading Spaces: 0

Number parked at Clubhouse b
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Appendix C: Parking Generation Data Collection

Appendix C presents a framework for the collection of data pertinent to parking generation
estimates. The framework is structured to be straightforward, easily replicated, and adaptable to any
potential land use and development type.

This appendix outlines a process that can be used to collect parking demand data, presents a
standard data collection form and provides a call for additional parking data collection. As the
product of a volunteer effort, Parking Generation Manual depends upon research and data collection
conducted by people interested in parking demand.

Establish Data Collection Purpose

The first step in any data collection effort is to establish its purpose in clear and precise terms. For
parking generation, there are several generic possibilities:

o Establish a parking generation rate that is applicable to a specific local condition

¢ Provide data points for a land use not covered in Parking Generation Manual

¢ Provide additional data points for a current Parking Generation Manual data plot

» Provide data points that expand the range of independent variable values in a current data plot

« Provide data points for a time period not covered in a current data plot

¢ Provide data points for a setting not covered in a current data plot

¢ Provide data points for a land use subcategory not covered in a current data plot

Based on this overall purpose of the data collection effort, the analyst can specify some target
characteristics of the site or sites to be surveyed, including the following:

¢ A specific land use

o Atarget range of sizes (or other independent variable)

e The time period to be surveyed (day of the week and month of the year)

¢ The setting of the study site (i.e., general urban/suburban, dense multi-use urban, center city

core, rural)
o The proximity of the study site to a rail transit station
» A subcategory of the land use classification (e.g., type of affordable housing)

The definition of the data collection purpose dictates the parking demand data to be collected,
general criteria for the type and setting of sites at which to collect data, and the time period(s) to be
covered by the data collection effort.

Select Study Site(s)

The selected study site or sites must satisfy the stated purpose of the data collection effort (i.e., land
use type, setting within urban area, range of independent variable values).

Appendix C: Parking Generation Data Collection 815
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816

All parking associated with the study site (e.g., customer, visitor, resident, employee) needs to

be counted. Parked vehicles could be on-site, in a shared lot, in a remote lot, or on-street. It is
preferable for the count of parked vehicles to be counted visually. However, for a site in a dense
multi-use urban area or a in a center city core, it may be necessary to conduct a survey of persons
entering and exiting a study site to determine parking demand.

The study site should have reasonably full occupancy (85 percent or greater is desirable) and
appear to be economically healthy. The percent occupancy at the time of the survey is important and
should be recorded.

Independent variable data must be available from either straightforward field observation (e.g., number
of batting cages, movie screens, golf holes) or from the study site owner or property manager.

There should be minimal or no construction activity on the site or on adjacent roadways.

Obtain Permission and Cooperation of Property Management

The analyst or data collection supervisor should contact (and meet, if necessary) property
management to obtain permission to conduct a parking generation study, to discuss the purpose and
procedures of the data collection effort, to ensure that normal site activities will not be interfered, and
to emphasize that no proprietary or sensitive information will be divulged. This contact or meeting will
also be the opportunity to collect necessary background information on the study site characteristics
(see Table C.1). An offer can be made to share the results of the survey with the owner/manager.

In most cases, the property owner or manager will communicate directly with site tenants, residents,
or businesses about the date and extent of the parking demand survey. In some cases, the data
collection supervisor may need to initiate these contacts.

Define Duration of Parking Demand Count

Observation counts (and interviews, if applicable) should be conducted for as many hours as
practical, making sure that the peak period of parking demand is covered. There are two potential
sources of information to guide this decision.
¢ The land use description pages in Chapter 6 present complete time-of-day parking demand
distribution tables for land use databases that include study sites with at least six consecutive
hours of parking demand counts
» The data plot pages for each individual land use present a peak period that typically covers the
hours during which parking demand is on average at least 85 percent of the peak demand for the
sites in the database

For any given survey day, observations should aiways obtain the peak period parking demand for
the site. The site owner or manager staff can also be of assistance in determining the peak times (for
example, hours, days, months) for an appropriate parking survey.

. . - L]
Parking Generation Manual, 5th Edition “e-'-
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Determine Independent Variable(s) and Identify Values

An independent variable is a physical, measurable and predictable characteristic of a study site
(such as gross floor area, number of students, or number of dwelling units) that has a direct
relationship to the number of vehicles parked at the study site. The analyst should identify potential
independent variables for the study site and collect as many as are available and appropriate.

The data for the independent variable could be provided on site plan documents (e.g., building
area, dwelling units, seats) or need to be obtained from property management (e.g., daily patients,
employees, attendees).The data plots in Chapter 6 relate parking demand to key independent
variables for each land use.

For a shopping center, parking demand may vary significantly with the percentage of gross
leasable area (GLA) devoted to restaurant or entertainment activity. This additional variable should
be collected as part of the survey and recorded under “Notes” in the data form at the end of this
appendix. Restaurants include any eating/drinking establishment, fast food restaurant, or other food
service-related activity. Entertainment includes any theater space, amusement park, nightclub, or
other entertainment activity. This information should be provided for any shopping center (Land Use
code 820) survey, shown as a percentage of the total GLA of shopping center area.

Collect Background Data
Table C1 presents study site descriptive information that should be collected.

The occupancy of a study site must be obtained when performing parking demand surveys.
Occupancy is the amount of subject land use that has active use. It should be noted that building
management or leasing staff commonly view space that is leased but not moved into as “occupied.”
For the purpose of a parking generation survey, this type of space is considered vacant. As
demonstrations of occupancy calculations:
e A 250-room hotel at which 188 rooms are occupied on the day of survey is considered 75
percent occupied
» A 200-unit multifamily residence that has 30 vacant units and 10 leased units that have not yet
been occupied is considered 80 percent occupied
e A 100,000 square feet GFA office building with 5,000 square feet vacant and 5,000 square feet
leased but not yet occupied is considered 90 percent occupied.

The study site occupancy information is critical background data for the purpose of analyzing parking
demand and developing accurate parking demand ratios for a land use. A site that is less than 85
percent occupied should typically not be surveyed.

The availability or absence of any nearby transit service should be noted. The distance to the
closest rail transit station should be determined. The types and level of bus service within three
blocks (or less than 1,000 ft.) of the study site should be described in the description of the site. It is
desirable to compile information about the quality of transit service (if possible, frequency of service
and number of routes)

Appendix C: Parking Generation Data Collection 817
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Table C1 Descriptive Information for a Data Collection Site

Information

Comments

Overall Characteristics of Site

Name

Common name for the overall site.

Address

Street address, city, state/province, country.

Site Maturity
and Occupancy

The site should be fully occupied (or nearly so), mature (occupied for at least two
years), and considered successful locally. As examples, an occupancy of 85 percent is
a reasonable lower limit for an office building; occupancy for a retail site or a multifamily
residence is likely to be higher (perhaps 90 percent); a successful hotel could have a
lower room occupancy (perhaps 75 percent).

Mix of Tenants

Primary tenant (that is, the tenant(s) that serves as the primary driving force behind the
overall site); whether the site has a truly unique tenant.

Physical Characteristics of Site

Site Plan with
Locations
and Types of
Access

Site diagram, sketch, plan, or aerial photo of the site that shows
« Overall site layout with building footprints;
e Building entrances and pedestrian pathways;
« Site access points for motorists (including delivery and service vehicles),
pedestrians (including transit patrons), and bicyclists; and
o Type of traffic control at or serving each access point (signalized or unsignalized).

Land Use(s)

Primary land use (or land uses at a mixed-use site) within the site in accordance with
Parking Generation Manual land use codes.

Building Size(s)

Building size(s) in development units such as office building square footage (GSF),
amount of leased retail space (GLA), number of restaurant or theater seats, or number
of residential units. Also obtain the number of stories.

Building
Occupancy

Building occupancy (actual occupied space or units, not just leased). In a multi-tenant
building, contact the property manager, leasing agent, or owner to obtain occupied
space data.

On-Site Parking

Setting/Context of Site within Surrounding Region

Location
within Urban
Area (General
Setting)

Quantity of on-site spaces; type of parking facility (either surface or garage); and
nominal daily/hourly cost and time restrictions.

Center city core, dense multi-use urban, general urban/suburban, rural (refer to
Chapter 3 for definitions).

Adjacent Land
Use Description

Degree to which nearby off-site land uses compete with or complement those on-site.

Proximity to
Rail Transit

Walk distance to rail or rapid transit station.

Off-Site Parking

Proximity of off-site parking available for site (including pricing).

818
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One of the variables requested in Table C1 is the setting of the study site. Four area types are
provided: center city core, dense multi-use urban, general urban/suburban, and rural. These are
defined in Chapter 3.

A study site that has implemented transportation demand management (TDM) measures should
be noted because these strategies may affect parking demand. Demand management strategies
might include a transportation coordinator, preferred carpool parking, van/carpool coordination or
incentives, transit passes, or subsidies for non-single occupancy vehicle travel (such as a cash-
out program or transportation allowance, parking restriction, pricing, or other similar management
measure). By documenting the presence of these measures, further grouping of parking demand
data may be possible in the future.

It is important to document the level of parking pricing; if parking is free, note as such on the form.
Research has indicated that parking fees can affect parking demand. Without this information provided
in surveys, parking demand can be misrepresented for a site that has fees for parking compared to
those with unpriced parking. While the site may not charge for parking, it is equally important to note
“zero” parking price on the data collection form so that the unpriced parking sites can be properly
grouped. By including parking price, future analysis of parking demand characteristics associated with
paid parking can be assessed when greater data availability is provided.

The number of parking spaces that are provided for the study site should be counted to establish
the parking supply. While these data do not provide information regarding demand, they provide a
comparison of how much parking owners and developers have decided to provide for given land uses.

Conduct Parking Demand Observations

The methodology for conducting parking surveys is outlined in the ITE Manual of Transportation
Engineering Studies. The objective of the survey is to count the number of vehicles parked at the
time of peak parking demand and at various other times during the day. In conducting the parking
demand surveys, the analyst should make sure that all employee, customer, visitor and resident
parking associated with the subject land use can be observed (including on-site parking, adjacent
on-street parking, and remote parking associated with the study site). Parking observations can be
made multiple times within an hour or once in an hour (depending on how variable the demand for
parking is). However, only the highest observed parking demand should be entered for the specific
hour in the data survey forms. Hours are defined as the time that the hour begins (for example the
hour from 12:00 to 1:00 p.m. is the hour beginning at 12:00 p.m.).

Observation counts are typically recorded on a form (or computer tablet) with separate data entry
fields for different sectors of parking spaces within a parking lot.

For a parking facility with a high percentage of its spaces occupied, it can be more efficient for a data
collector to count vacant spaces rather than parked vehicles.

Appendix C: Parking Generation Data Collection 819
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A parking demand count can be derived from a site vehicle trip generation count (i.e., a comprehensive
count of vehicles entering and exiting a parking lot) if the following four conditions are met:
e The number of parked vehicles is observed immediately before and after the vehicle trip
generation count
e The vehicles entering and exiting the parking lot represent all vehicle trips generated by the
study site
¢ The vehicles entering and exiting the parking lot represent represent only the vehicle trips generated
by the study site
¢ The land use does not include vehicles that stand at the study site (e.g., for pick-up or drop-off at
a school; drive-through customer at a fast-food restaurant) unless the trip generation count can
distinguish between vehicles destined to park or to stand

A comprehensive count of motor vehicle parking is the primary subject of Parking Generation
Manual. At the same time, a surveyor may observe other parking activity of interest. Following are
some basic guidelines for what to include in the vehicle count and what not to include:
e Atruck, trailer, trash compactor, or other object in a loading dock area that consumes a parking
space should not be included in the count of vehicle parking demand
» An illegally parked vehicle associated with the land use should be counted
¢ A vehicle taking up two parking spaces should be counted as a single vehicle
= A vehicle queued in a drive-through facility or pick up/drop off zone should not be counted as
vehicle parking demand but should be counted separately to provide information on this activity (if
the vehicles park in the parking facility spaces and conduct this activity they should be counted)
e Adelivery vehicle using a parking space should be counted, but not if parked in a truck loading
area/dock (it can be observed and counted separately, if desired)
¢ A motorcycle parked in a vehicle space should be counted as a parked vehicle
¢ A vehicle parked in an accessible parking stall should be counted in the parking demand (they
also can be separated out, if desired)

Bicycle parking should not be counted in the vehicle parking observation, but the analyst is
encouraged to count bicycles separately and submit the data to ITE.

Conduct Interview Surveys as Necessary

Many study sites are sufficiently isolated that the number of parked vehicles associated with the
study site can be determined through simple visual observation (i.e., a count of vehicles in a parking
lot, a count of vehicles parked on-street and adjacent to the study site).

For other study sites, observations alone may not be adequate to determine the number of parked
vehicles associated with the site. A couple examples where an observation count is likely not
sufficient are (1) a study site where parking supply is shared with another site or land use and (2)

a study site where a motorist who walks to and from an off-site parking location cannot be visually
distinguished from a person whose travel mode is by transit or as a pedestrian. Under those
circumstances, data collection may require the interview of a sample of persons entering and exiting
the site to determine whether they are walking to or from a parked vehicle (which should then be
included in the parking demand count for the study site).

Parking Generation Manual, 5th Edition i-tc.—-
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Interviewers can typically interview only a sample of all people entering or exiting a building or site

entrance. Therefore, it is necessary to also conduct a count of all people entering and exiting each

interview location so that the interview data can be factored to represent the universe of all person

trips at that entrance. In addition, the factoring will account for different sampling rates at a site with
multiple interview points.

Both the purpose of the data collection effort and the characteristics of the data collection site dictate
whether an observation count will suffice or if a combination of interviews and counts is necessary. If
it is possible and practical to conduct the necessary data collection by observation counts alone, it is
preferable to do so. A count requires fewer resources.

Submit Parking Demand Data to ITE

A sample parking generation survey summary form is presented on the following page. Hard
copy Parking Generation data collection forms are available on the ITE website at:
https://www.ite.org/technical-resources/topics/trip-and-parking-generation. Data may also be
submitted through direct transmittal of electronic files to the ITE Parking Generation email
address presented below.

Completed forms should be returned to ITE at the address below. The submittal should include a
brief report that presents the day and date of data collection, the data collection results and the site-
specific information listed in Table C1.

Institute of Transportation Engineers
1627 Eye Street, NW, Suite 600
Washington, DC 20006

Telephone: +1 202-785-0060

Fax: +1 202-785-0609

www.ite.org

email: lfontana@ite.org

Questions and Comments
Questions and comments regarding Parking Generation Manual should be addressed to:

Institute of Transportation Engineers
1627 Eye Street, NW, Suite 600
Washington, DC 20006

Telephone: 202-785-0060

Fax: 202-785-0609

www.ite.org

email: Ifontana@ite.org

Appendix C: Parking Generation Data Collection 821
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itc_- Parking Generation Survey Form
/4 Institute of Transportation Engineers

Land Use Code |

Site Name

Site Description

Transit Street Address

Sefting City

T™P State/Province Country |

Parking = Supply

Parking — Price| § Daily Rate Hourly Rate

Independent Variables
Site Size Units Occupancy |:]

Other Units

Other Units

Other Units

Highest Observed Parking Demand for the following hours of the day (hour beginning)

Date

Day

12 Mid

1:00 AM

2:00 AM

3:00 AM

4:00 AM

5:00 AM

6:00 AM

7:00 AM

8:00 AM

9:00 AM

10:00 AM

11:00 AM

12 Noon

1:00 PM

2:00 PM

3:00 PM

4:00 PM

5:00 PM

6:00 PM

7:00 PM

8:00 PM

9:00 PM

10:00 PM

11:00 PM

Person 0rganization|

Phone
Fax
Email |

Notes

Or mail form, reports, and other documentation to:

ubmit form to LFontana@ite.org. Attach reports, spreadsheets or other documentation.
Institute of Transportation Engineers, 1627 Eye Street, NW Suite 600; Washington, DC 20006

Form version 2019-1
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Land Use: 220 Multifamily Housing (Low-Rise)

Description

Low-rise multifamily housing includes apartments, townhouses, and condominiums located within the
same building with at least three other dwelling units and with one or two levels (floors) of residence.
Multifamily housing (mid-rise) (Land Use 221), multifamily housing (high-rise) (Land Use 222), and
affordable housing (Land Use 223) are related land uses.

Time of Day Distribution for Parking Demand

The following table presents a time-of-day distribution of parking demand (1) on a weekday (10 study
sites) and a Saturday (11 study sites) in a general urban/suburban setting and (2) on a weekday
(three study sites) and a Saturday (three study sites) in a dense multi-use urban setting.

Darcantior D = 4 De .
D D D ) D

Hour Beginning Weekday Saturday Weekday Saturday

12:00—4:00 a.m. 100 93 86 100
5:00 a.m. 97 100 100 94
6:00 a.m. 90 98 94 91
7:00 a.m. 77 96 81 85
8:00 a.m. 56 92 58 79
9:00 a.m. 45 80 56 76
10:00 a.m. 40 78 53 71
11:00 a.m. 37 71 58 74
12:00 p.m. 36 68 56 68
1:00 p.m. 36 66 53 68
2:00 p.m. 37 65 47 68
3:00 p.m. 43 68 56 56
4:00 p.m. 45 70 53 59
5:00 p.m. 55 73 61 53
6:00 p.m. 66 77 81 50
7:00 p.m. 73 81 67 56
8:00 p.m. 77 82 61 65
9:00 p.m. 86 86 64 74
10:00 p.m. 92 87 75 85
11:00 p.m. 97 92 86 91

Land Use Descriptions and Data Plots 69
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Additional Data

In prior editions of Parking Generation, the low-rise multifamily housing sites were further divided
into rental and condominium categories. An investigation of parking demand data found no clear
differences in parking demand between the rental and condominium sites within the ITE database.
As more data are compiled for future editions, this land use classification can be reinvestigated.

The average parking supply ratios for the study sites with parking supply information are shown in
the table below.

Parking Supply Ratio

Proximity to Rail Transit Per Dwelling Unit Per Bedroom
Dense Multi-Use Within ¥z mile of rail transit 0.6 (12 sites) 0.4 (10 sites)
Urban Not within 72 mile of rail transit 0.9 (18 sites) 0.6 (18 sites)
General Urban/ Within ¥ mile of rail transit 1.5 (10 sites) 0.9 (10 sites)
Suburban Not within % mile of rail transit 1.7 (52 sites) 1.0 (52 sites)

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Alberta (CAN),
California, Colorado, District of Columbia, Maryland, Massachusetts, Oregon, Pennsylvania, Texas,
Washington, and Wisconsin.

It is expected that the number of bedrooms and number of residents are likely correlated to the
parking demand generated by a residential site. Parking studies of multifamily housing should
attempt fo obtain information on occupancy rate and on the mix of residential unit sizes (i.e. number
of units by number of bedrooms at the site complex). Future parking studies should also indicate the
number of levels contained in the residential building.

Source Numbers

72,124, 152, 154, 209, 215, 216, 218, 219, 255, 257, 314, 414, 419, 432, 437, 505, 512, 533, 535,
536, 537, 544, 545, 577, 578, 579, 580, 584, 585, 587

. » var B g \er——"
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Multifamily Housing (Low-Rise)
(220)

Peak Period Parking Demand vs
On a

Setting/Location

Peak Period of Parking Demand
Number of Studies

: Dwelling Units

: Weekday (Monday - Friday)

: General Urban/Suburban (no nearby rail transit)

: 11:00 p.m. - 6:00 a.m.
: 119

Avg. Num. of Dwelling Units:

156

Peak Period Parking Demand per Dwelling Unit

Average Rate

Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.21

0.58 -2.50

1.03/1.52

1.16-1.26

0.27 ( 22% )

Data Plot and Equation

Parked Vehicles

P=

2000

1000

200

X Study Site

400
X = Number of Dwelling Units

Fitted Curve

Fitted Curve Equation: Ln(P) = 0.99 Ln({X) + 0.15

600

800 1000

- Average Rate

R*= 0.96

Land Use Descriptions and Data Plots
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Original Application Dated 09-08-2020

Multifamily Housing (Low-Rise)
(220)

Peak Period Parking Demand vs
Ona

Setting/Location

Peak Period of Parking Demand

Number of Studies:
Avg. Num. of Dwelling Units:

: Dwelling Units
: Saturday

: General Urban/Suburban (no nearby rail transit)

: 11:00 p.m. - 7:00 a.m.
6
247

Peak Period Parking Demand per Dwelling Unit

Average Rate

Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.31

1.05-1.62 1.18

ek

/1.61

0.23(18%)

Data Plot and Equation

Parked Vehicles

P=

600

400

200

100

200

X = Number of Dwelling Units

X Study Site

Fitted Curve Equation: Ln(P) = 0.90 Ln(X) + 0.79

Fitted Curve

300

400

Average Rate

R?=0.89
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Multifamily Housing (Low-Rise)

(220)

Peak Period Parking Demand vs

Setting/Location
Peak Period of Parking Demand

On a: Sunday

Number of Studies: 1

Avg. Num. of Dwelling Units:

317

: Dwelling Units

: General Urban/Suburban (no nearby rail transit)
: 11:00 p.m. - 7:00 a.m.

Peak Period Parking Demand per Dwelling Unit

Average Rate Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.66 1.66 - 1.66

e e / dedrdk

ik

irde ( i )

Data Plot and Equation

Caution — Small Sample Size

600

400

Parked Vehicles

P=

200

X Study Site

Fitted Curve Equation: ***

200
X = Number of Dwelling Units

300

400

Average Rate

Re= ++

Land Use Descri

ptions and Data Plots
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(220)

Original Application Dated 09-08-2020

Multifamily Housing (Low-Rise)

Peak Period Parking Demand vs

Peak Period of Parking Demand

Number of Studies: 77
Avg. Num. of Occupied Dwelling Units: 182

: Occupied Dwelling Units
On a: Weekday (Monday - Friday)
Setting/Location

: General Urban/Suburban (no nearby rail transit)
: 11:00 p.m. - 6:00 a.m.

Peak Period Parking Demand per Occupied Dwelling Unit

Average Rate

Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.22

0.58 - 2.30

1.02/1.41

1.15-1.29

0.32 ( 26% )

Data Plot and Equation

Parked Vehicles

P=

2000

1000

X Study Site

200

400

X = Number of Occupied Dwelling Units

Fitted Curve

Fitted Curve Equation: P = 1.33(X) - 20.15

800 1000

- Average Rate

R#=0.89

Parking Generation Manual, 5th Edition
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Multifamily Housing (Low-Rise)
(220)

Peak Period Parking Demand vs: Occupied Dwelling Units

On a: Saturday
Setting/Location: General Urban/Suburban (no nearby rail transit)
Peak Period of Parking Demand: 11:00 p.m. - 7:00 a.m.
Number of Studies: 14
Avg. Num. of Occupied Dwelling Units: 189

Peak Period Parking Demand per Occupied Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence Standard Deviation
Interval (Coeff. of Variation)
1.28 0.84-2.03 1.11/1.59 i 0.30 (23% )

Data Plot and Equation

600

400

Parked Vehicles

P=

200

0 100 200 300 400
X = Number of Occupied Dwelling Units
X Study Site —— FittedCurve = -~----- Average Rate
Fitted Curve Equation: P = 1.29(X) - 1.37 R?=0.85

Land Use Descriptions and Data Plots 75
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Multifamily Housing (Low-Rise)

(220)

Peak Period Parking Demand vs: Occupied Dwelling Units

On a: Sunday

Setting/Location: General Urban/Suburban (no nearby rail transit)
Peak Period of Parking Demand: 11:00 p.m. - 7:00 a.m.

Number of Studies: 1

Avg. Num. of Occupied Dwelling Units: 317

Peak Period Parking Demand per Occupied Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile

95% Confidence

Standard Deviation

Interval (Coeff. of Variation)
1-66 1.66 - 1-66 Wik / kg i ik ( ek )
Data Plot and Equation Caution — Small Sample Size
600
X

» 400
Q
L2
=
(Y
>
hel
£
5
o
n
o

200

0

0 100 200 300 400
X = Number of Occupied Dwelling Units
X StudySite === Average Rate
Fitted Curve Equation: ** R2=
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Multifamily Housing (Low-Rise)
(220)

Peak Period Parking Demand vs: Bedrooms
On a: Weekday (Monday - Friday)
Setting/Location: General Urban/Suburban (no nearby rail transit)
Peak Period of Parking Demand: 11:00 p.m. - 6:00 a.m.
Number of Studies: 45
Avg. Num. of Bedrooms: 215

Peak Period Parking Demand per Bedroom

Average Rate

Range of Rates 33rd / 85th Percentile 95% Confidence Standard Deviation
Interval (Coeff. of Variation)

0.66

0.37-1.38 0.61/0.86 0.62-0.70 0.15(23% )

Data Plot and Equation

Parked Vehicles

P=

500

400

300

200

100

¢ 200 400 600 800
X = Number of Bedrooms
X Study Site —— FitedCurve @ = ----- Average Rate
Fitted Curve Equation: Ln(P) = 0.95 Ln(X) - 0.19 R?*=0.93

Land Use Descriptions and Data Plots
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Multifamily Housing (Low-Rise)
(220)

Peak Period Parking Demand vs
Ona

Setting/Location

Peak Period of Parking Demand

Number of Studies:
Avg. Num. of Bedrooms:

: Bedrooms
: Saturday

: General Urban/Suburban (no nearby rail transit)

:11:00 p.m. - 7:00 a.m.
5
356

Peak Period Parking Demand per Bedroom

Average Rate Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

0.80 0.70-0.88 0.82

10.88 b

0.08 ( 10% )

Data Plot and Equation

Caution -~ Small Sample Size

500

400
N
o
=
5 300
>
o
2
&
o
1
a

200

100

0 -
0 200 400 800
X = Number of Bedrooms
X Study Site Fitted Curve - - - Average Rate
Fitted Curve Equation: Ln(P) = 0.91 Ln(X) + 0.31 R*=0.97
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Land Use: 221 Multifamily Housing (Mid-Rise)

Description

Mid-rise multifamily housing includes apartments, townheouses, and condominiums located within the
same building with at least three other dwelling units and with between three and 10 levels (floors) of
residence. Multifamily housing (low-rise) (Land Use 220}, multifamily housing (high-rise) (Land Use
222), and affordable housing (Land Use 223) are related land uses.

Time of Day Distribution for Parking Demand

The following table presents a time-of-day distribution of parking demand on a weekday (one general
urban/suburban study site), a Saturday (two general urban/suburban study sites), and a Sunday (one
dense multi-use urban study site). ‘

Percent of Peak Parking Demand

Hour Beginning Weekday Saturday Sunday

12:00-4:00 a.m. 100 100 100
5:00 a.m. 94 99 -
6:00 a.m. 83 97 -
7:00 a.m. 71 95 -
8:00 a.m. 61 88 -
9:00 a.m. 55 83 -
10:00 a.m, 54 75 -
11:00 a.m. 53 71 -
12:00 p.m. 50 68 -
1:00 p.m. 49 66 33
2:00 p.m. 49 70 40
3:00 p-m. 50 69 27
4:00 p.m. 58 72 13
5:00 p.m. 64 74 33
6:00 p.m. 67 74 60
7:00 p.m. 70 73 67
8:00 p.m. 76 75 47
9:00 p.-m. 83 78 53
10:00 p.m. 90 82 73
11:00 p.m. 93 88 93

Land Use Descriptions and Data Plots
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Additional Data

In prior editions of Parking Generation, the mid-rise multifamily housing sites were further divided
into rental and condominium categories. An investigation of parking demand data found no clear
differences in parking demand between the rental and condominium sites within the ITE database.
As more data are compiled for future editions, this [and use classification can be reinvestigated.

The average parking supply ratios for the study sites with parking supply information are shown in
the table below.

Parking Supply Ratio

Proximity to Rail Transit Per Dwelling Unit Per Bedroom
Center City Core Within Y2 mile of rail transit 1.1 (15 sites) 1.0 (12 sites)
Dense Multi-Use Within %2 mile of rail transit 1.2 (39 sites) 0.9 (34 sites)
Urban Not within % mile of rail transit 1.2 (65 sites) 0.8 (56 sites)
General Urban/ Within ¥2 mile of rail transit 1.5 (25 sites) 0.8 (12 sites)
Sl Not within ¥z mile of rail transit 1.7 (62 sites) 1.0 (39 sites)

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in California,
Colorado, District of Columbia, Maryland, Massachusetts, New Jersey, New York, Oregon, Virginia,
Washington, and Wisconsin.

It is expected that the number of bedrooms and number of residents are likely correlated to the
parking demand generated by a residential site. Parking studies of multifamily housing should
attempt to obtain information on occupancy rate and on the mix of residential unit sizes (i.e., number
of units by number of bedrooms at the site complex). Future parking studies should also indicate the
number of levels contained in the residential building.

Source Numbers

21, 209, 247, 255, 277, 401, 402, 419, 505, 512, 522, 533, 535, 536, 537, 538, 545, 546, 547, 575,
576, 577, 579, 580, 581, 583, 584, 585, 587

Parking Generation Manual, 5th Edition —4
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Multifamily Housing (Mid-Rise)

(221)

Peak Period Parking Demand vs:

Dwelling Units

On a: Weekday (Monday - Friday)

Peak Period of Parking Demand:

Setting/Location: General Urban/Suburban (no nearby rail transit)

Number of Studies: 73

Avg. Num. of Dwelling Units: 261

10:00 p.m. - 5:00 a.m.

Peak Period Parking Demand per Dwelling Unit

Average Rate Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.31 0.75-2.03

1.1371.47

1.26 - 1.36

022 (17%)

Data Plot and Equation

2000

Parked Vehicles

P=
-
=3
=1
=3

X Study Site

Fitted Curve Equation: P = 1.34(X) - 8.73

1000
X = Number of Dwelling Units

Fitted Curve

2000

- Average Rate

R*=0.97

Land Use Descriptions and Data Plots
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Original Application Dated 09-08-2020

Multifamily Housing (Mid-Rise)
(221)

Peak Period Parking Demand vs: Dwelling Units
On a: Saturday

Setting/Location: General Urban/Suburban (no nearby rail transit)

Peak Period of Parking Demand: 11:00 p.m. - 7:00 a.m.
Number of Studies: 3
Avg. Num. of Dwelling Units: 665

Peak Period Parking Demand per Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence

Standard Deviation

X = Number of Dwelling Units

X Study Site

Fitted Curve Equation: ™*

Interval (Coeff. of Variation)
1.22 0.84-1.33 0.94/1.33 o 0.20 (16% )
Data Plot and Equation Caution — Small Sample Size
2000
X
8 e
< /
& s
> s
= 4
£ s
& 1000 e
!
, rd
e
e
, 7
//,x
, 4
e
4 ’ ‘
X
%y 1000 2000

Average Rate

R2z *+
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Multifamily Housing (Mid-Rise)
(221)

Peak Period Parking Demand vs
Ona

Setting/Location

Peak Period of Parking Demand

Number of Studies:
Avg. Num. of Dwelling Units:

: Dwelling Units
: Sunday

: General Urban/Suburban (no nearby rail transit)

:11:00 p.m. - 7:00 a.m.
1
245

Peak Period Parking Demand per Dwelling Unit

Average Rate

Range of Rates 33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

2.05

2.05-2.05 i

/ ek aw P ( ¥ )

Data Plot and Equation

Caution — Small Sample Size

600

400

Parked Vehicles

P=

200

100

200

X = Number of Dwelling Units

X Study Site

Fitted Curve Equation: **

————— Average Rate

RZ—M

300

Land Use Descriptions and Data Plots

93



DCI2020-00013 Lee County ePlan

Original Application Dated 09-08-2020

Multifamily Housing (Mid-Rise)
(221)

Peak Period Parking Demand vs:
On a:

Setting/Location:

Peak Period of Parking Demand:
Number of Studies:

Occupied Dwelling Units

Weekday (Monday - Friday)
General Urban/Suburban (no nearby rail transit)

10:00 p.m. - 5:00 a.m.
48

Avg. Num. of Occupied Dwelling Units: 234

Peak Period Parking Demand per Occupied Dwelling Unit

Average Rate

Range of Rates

33rd / 85th Percentile

95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.32

0.75-2.03

1.04/1.51

1.25-1.39

0.24 ( 18% )

Data Plot and Equation

Parked Vehicles

p=

2000

=
o
o
o

X Study Site

Fitted Curve Equation: P = 1.34(X) - 5.76

1000
X = Number of Occupied Dwelling Units

Fitted Curve

2000

- Average Rate

R?*=0.97
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Multifamily Housing (Mid-Rise)

(221)

Peak Period Parking Demand vs: Occupied Dwelling Units

On a: Saturday

Setting/Location: General Urban/Suburban (no nearby rail transit)
Peak Period of Parking Demand: 11:00 p.m. - 7:00 a.m.
Number of Studies: 2
Avg. Num. of Occupied Dwelling Units: 746

Peak Period Parking Demand per Occupied Dwelling Unit

Average Rate Range of Rates

33rd / 85th Percentile

Standard Deviation
(Coeff. of Variation)

95% Confidence
Interval

1.25 0.84 -1.33

ww / ke

ik Wk ( e )

Data Plot and Equation

Caution — Small Sample Size

2000

Parked Vehicles

p=
-
(=1
o
o

X Study Site

Fitted Curve Equation: **

1000

X = Number of Occupied Dwelling Units

----- Average Rate

R2=
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Multifamily Housing (Mid-Rise)
(221)

Peak Period Parking Demand vs: Occupied Dwelling Units
On a: Sunday
Setting/Location: General Urban/Suburban (no nearby rail transit)
Peak Period of Parking Demand: 11:00 p.m. - 7:00 a.m.
Number of Studies: 1
Avg. Num. of Occupied Dwelling Units: 245

Peak Period Parking Demand per Occupied Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence Standard Deviation
Interval (Coeff. of Variation)
2.05 2-05 - 2.05 kW / ke ik i ( ik )
Data Plot and Equation Caution — Small Sample Size
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X = Number of Occupied Dwelling Units
X Sstudysite = ==-- Average Rate
Fitted Curve Equation: *** R3= *+*
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Multifamily Housing (Mid-Rise)
(221)

Peak Period Parking Demand vs: Bedrooms
On a: Weekday (Monday - Friday)
Setting/Location: General Urban/Suburban (no nearby rail transit)
Peak Period of Parking Demand: 10:00 p.m. - 5:00 a.m.
Number of Studies: 35
Avg. Num. of Bedrooms: 294

Peak Period Parking Demand per Bedroom

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence Standard Deviation
Interval (Coeff. of Variation)
0.75 0.41-1.00 0.65/0.87 0.70 - 0.80 0.15(20% )

Data Plot and Equation

2000

Parked Vehicles

P=
°
=1
=]

0 1000 2000
X = Number of Bedrooms
X Study Site Fitted Curve @ = -=---- Average Rate
Fitted Curve Equation: P = 0.82(X) - 20.37 R2=0.94
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Multifamily Housing (Mid-Rise)

(221)

Peak Period Parking Demand vs: Bedrooms

On a: Saturday

Setting/Location: General Urban/Suburban (no nearby rail transit)

Peak Period of Parking Demand: 11:00 p.m. - 7:00 a.m.
Number of Studies: 1

Avg. Num. of Bedrooms: 749

Peak Period Parking Demand per Bedroom

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence Standard Deviation
Interval (Coeff. of Variation)
0.77 0.77 - 0.77 Wk / R d ) s ik ( W )

Data Plot and Equation

Caution — Small Sample Size
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ENGINEERING
Professional Engineers, Planners & Land Surveyors

Carissa Minor RPD

Narrative of Request

Request

The applicant is requesting rezoning approval of £19.96 acres from Commercial Planned
Development (CPD) to a minor Residential Planned Development (RPD) to replace 100,000 SF
of retail, 50,000 SF of office and 100 hotel rooms with 265 multi-family dwelling units with a
maximum height of 45 feet. The property is located in the northwest quadrant of Crystal Drive
and Ben C Pratt Six Mile Cypress Parkway.
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é
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Background

The subject property is approximately +19.96 acres in the northwest quadrant of Crystal Drive
(private local road) and Ben C Pratt Six Mile Cypress Parkway (4-lane county-maintained
controlled access facility and arterial roadway). The property lies within the South Fort Myers
Planning Community and Central Urban future land use category and consists of five (5) parcels.

In 1997, the property was rezoned from AG-2 to CPD by zoning resolution Z-97-029A which
allowed 100,000 SF of retail, 50,000 SF of office and 100 hotel rooms. Subsequent extensions
and amendments to the CPD, Resolution Z-97-029A include:

e SERVING THE STATE OF FLORIDA

10511 Six Mile Cypress Parkway e Suite 101 « Fort Myers, Florida 33966
Phone 239-939-5490 « www.bankseng.com ¢ Fax 239-939-2523
Engineering License No. EB 6469 « Surveying License No. LB 6690
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» 2-Year extension of Master Concept Plan (MCP) was approved under DCI12003-00044 by
blue sheet number 20030765 on August 26, 2003

» ADD2005-00126 was approved on June 27, 2005 to adopt a revised Master Concept
Plan and added two environmental conditions and revised condition 7

» Z-06-007 was approved on April 3, 2006 which reinstated the vacated MCP from Z-97-
029 for a maximum of 2 years

» ADD2007-00120 was approved on August 8, 2007 which modified Condition 6 of Z-06-
007

There are existing valid development permits for the property as follows:

» SFWMD ERP-36-05372-P-02: Extended to September 20, 2020 with pending additional
extension upon expiration

» ACOE-SAJ-1997-00067: Extended to March 23, 2021

» Development Order-DOS2007-00073 — Extended to July 11, 2021 with pending additional
extension upon expiration

» Concurrency-CNC2007-00098 — Extended to July 11, 2021 with pending additional
extension upon expiration

A copy of Exhibit 3.0 of the SFWMD permit is attached showing the approved SFWMD
jurisdictional wetland line. The permitting was done in combination with the parcel to the south of
Crystal Drive. The approved jurisdictional wetlands onsite have been impacted during utility
construction. An updated environmental assessment prepared by BearPaws Environmental
Consulting is attached that represents the current conditions of the site. The updated FLUCFCS
map identifies +0.53 acre of other surface waters consisting of two old cow ponds. Although old
cow ponds are not typically considered wetlands, the eastern +0.1-acre old cow pond was
included within the permitted jurisdictional wetlands while the western +0.43-acre old cow pond
was specifically identified as other surface waters on Exhibit 3.0. The eastern pond within the
jurisdictional wetlands will be incorporated into the wetland preserve and the western pond will be
incorporated into the proposed lake. The proposed MCP shows the permitted jurisdictional
wetland lines and existing/proposed impacts and preservation areas.

Comprehensive Plan Consistency Analysis

The subject property is located within the South Fort Myers planning community which is
described in the Comprehensive Plan Vision Statement as follows:

South Fort Myers - This community is located in the center of Lee County. South of the
City of Fort Myers, east of the Caloosahatchee River, west of the Six Mile Cypress Slough,
and north of Gladiolus Drive. This community primarily has the higher intensity land use
categories such as Intensive Development, Central Urban, Urban Community, Industrial
Development, and Suburban. This community contains one of the county's major
hospitals, a baseball spring training facility, and the local community college. This
community will be nearly built out by the year 2020. The South Fort Myers Community will
continue to be a core area of the county providing office area for professional services in
areas such as financial and medical. There will also be an increased amount of
commercial activity along the US 41 corridor and light industrial uses will continue to
expand along the Metro Avenue corridor north of Daniels Parkway. The amounts of
commercial and industrial uses in this community are expected to double and most of the
suitable land for these uses will be developed by 2030. The residential areas of this
community will also continue to develop through the year 2030 however the popularity of
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the residential opportunities to the south in the San Carlos/Estero and Bonita communities
will continue to dominate this segment of the market.

The proposed minor RPD allows for infill development within the Central Urban area of the South
Fort Myers Community. The proposed rezoning will provide additional housing options in this
core area of the county, furthering the vision statement.

The subject property is located in the Central Urban future land use category as shown in the
following image and has existing Wetlands on site.

|
|

SUBJECT PRO;DERTY

| i i % ;
D ——————————— 2
o =
I} d
;
|
] v

| : I WETLANDS & UPLANDS

17452

CONSERVATION LANDS

The Comprehensive Plan describes the Central Urban and Wetlands future land use designations
as follows:

POLICY 1.1.3: The Central Urban areas can best be 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, lona/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
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the greatest range and highest levels of urban service--water, sewer, roads, schools, efc.
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 with future
development in this category encouraged to be developed as a mixed use, as described
in Objective 11.1, where appropriate. This category has 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 total density of fifteen dwelling units per acre (15 du/acre). The maximum total
density may be increased to twenty dwelling units per acre (20 du/acre) utilizing Greater
Pine Island Transfer of Development Units.

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential
uses and recreational uses that will not adversely affect the ecological functions of
wetlands. All development in Wetlands must be consistent with Goal 124 of this plan. The
maximum density is one dwelling unit per twenty acres (1 du/20 acre) except as otherwise
provided in Table 1(a) and Chapter XlllI of this plan.

The proposed minor RPD allows for infill development within the Central Urban future land use
category, the second-most intense future land use category. Central Urban properties are the
"urban core" of the county, with high levels of service to support intense development. The Six
Mile Cypress corridor between Colonial Boulevard and Daniels Parkway has been transitioning
to a major development area with several commercial and higher density residential projects
emerging. Existing valid permits for the property allow all existing wetlands on the property to be
impacted. A copy of Exhibit 3.0 of the SFWMD permit is attached showing the approved SFWMD
jurisdictional wetland line. The permitting was done in combination with the parcel to the south of
Crystal Drive. The approved jurisdictional wetlands onsite have been impacted during utility
construction. An updated environmental assessment prepared by BearPaws Environmental
Consulting is attached that represents the current conditions of the site. The updated FLUCFCS
map identifies +0.53 acre of other surface waters consisting of two old cow ponds. Although old
cow ponds are not typically considered wetlands, the eastern +0.1-acre old cow pond was
included within the permitted jurisdictional wetlands while the western +0.43-acre old cow pond
was specifically identified as other surface waters on Exhibit 3.0. The eastern pond within the
jurisdictional wetlands will be incorporated into the wetland preserve and the western pond will be
incorporated into the proposed lake. The proposed MCP shows the permitted jurisdictional
wetland lines and existing/proposed impacts and preservation areas. The proposed rezoning
reduces the previously permitted wetland impacts and proposes to preserve the maximum
amount possible to maintain the existing approved access onto Six Mile Cypress Parkway. Table
1(a) clarification and exception 8(b) provides that dwelling units may be relocated to developable
contiguous uplands designated Central Urban from preserved freshwater wetlands at the same
underlying density as permitted for those uplands and impacted wetlands will be calculated at the
standard Wetlands density of 1 dwelling unit per 20 acres. There is a total of 2.32 acres of
impacted wetlands necessary to maintain the permitted access which will be calculated at 1
dwelling unit per 20 acres. The remaining 17.64 acres will be calculated at Central Urban density.
The standard density is up to 10 units per acre, with 5 additional units per acre bonus density and
5 more additional units per acre utilizing GPITDUs for a maximum total density that could be
requested on the property of 20 units per acre. Maximum density calculation is provided below:
Central Urban uplands and preserved freshwater wetlands standard density:
17.64 ac X 10 =176.4 DU
Impacted Wetlands:
2.32ac@ 1/20=0.12DU
Bonus Density (affordable housing or TDU):
17.64 ac X 5 =88.2 DU
GPITDUs:

S:\Jobs\29XX\2961F\Documents\Zoning\2961F_PD Narrative-rev.docx

Page 4 of 22



DCI2020-00013 Lee County ePlan Original Application Dated 09-08-2020

17.64 ac X 5=88.2 DU
Total Maximum Density that could be requested: 353 DU

The request is for 265 dwelling units on 19.96 acres resulting in a gross density of 13.3 dwelling
units per acre, and upland/preserved wetland density of 15 dwelling units per acre utilizing either
Transfer of Development Rights (TDR) program or the site-built or cash contribution provisions of
the Affordable Housing Program. The property’s location with direct access onto an arterial
roadway furthers the appropriateness of the requested density.

The following table and image describe the density of nearby zoning approvals, none of which
provide direct access onto an arterial roadway.

Name/ Resolution/Case Density Acreage | Units | Max.
Approval Date Number Height
Oak Villages RPD Z-18-006 12.5 du/ac 20.96 ac | 262 | 45
12/4/2019 DCI2017-00010 includes bonus density

Cypress Villages Z-15-017/DCI2013-00019 | 13.6 du/ac 9.42ac | 128 |45
(eastern portion of Oak includes bonus density

Villages) - 10/21/2015

Cypress Village RPD Z-13-025 DCI2012-00045 | 9.65 du/ac 9.53ac |92 40
11/18/2013

Coral Rock RPD Z-98-054 7.6 du/ac 997ac |76 35’
8/31/1998 98-04-029.02Z

Coral Woods RPD Z-92-027 8.8 du/ac 9.53ac |84 35’
7/20/1992 88-08-11-DCl(a)
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CYPRESS VILLAGE

RPD

SUBJECT PROPERTY

OAK VI
RPD

4447866

he requeted rezoning to minor RPD is consistent with Policies 1.1 .3 and 1.5.1. -

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

Lee Plan Policy 1.7.6 establishes the Planning Communities Map and Acreage Allocation Table
1(b). The Central Urban FLU has 3,140 acres allocated for residential development within the
South Fort Myers Planning Community with 2,781 acres existing. There are 359 acres remaining
to be developed as residential which accommodates the subject request. The requested rezoning
is consistent with Policy 1.7.6.
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OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns
will be promoted through the rezoning process to contain urban sprawl, minimize energy
costs, conserve land, water, and natural resources, minimize the cost of services, prevent
development patterns where large tracts of land are by-passed in favor of development
more distant from services and existing communities.

POLICY 2.1.1: Most residential, commercial, industrial, and public development is
expected to occur within the designated Future Urban Areas on the Future Land
Use Map through the assignment of very low densities to the non-urban categories.

The subject property is located on Six Mile Cypress Parkway (a 4-lane arterial roadway) at its
intersection with Crystal Drive which is approximately 1.4 miles north of Daniels Parkway and
approximately 3.5 miles south of Colonial Boulevard. This area has become a major commercial
and residential corridor as expected within the urban core of the county. This site has been
deemed appropriate for development since 1997 as evidenced by the prior approvals. The
proposed rezoning to RPD continues to promote a contiguous and compact growth pattern and
is consistent with Objective 2.1 and Policy 2.1.1.

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of the
future urban areas where adequate public facilities exist or are assured and where
compact and contiguous development patterns can be created. Development orders and
permits (as defined in F.S. 163.3164(7)) will be granted only when consistent with the
provisions of Sections 163.3202(2)(g) and 163.3180, F.S. and the concurrency
requirements in the Land Development Code.

POLICY 2.2.1: Rezonings and Development of Regional Impact proposals will be
evaluated as to the availability and proximity of the road network; central sewer
and water lines; community facilities and services such as schools, EMS, fire and
police protection, and other public facilities; compatibility with surrounding land
uses; and any other relevant facts affecting the public health, safety, and welfare.

The subject property has been deemed appropriate for development since 1997 as evidenced by
the prior approvals. This area has become a major commercial and residential corridor as
expected within the urban core of the county. The proposed rezoning to RPD continues to
promote a compact and contiguous development pattern and is consistent with Objective 2.2 and
Policy 2.2.1. The following table demonstrates the close proximity of available community
facilities and services. Water and sewer services are available as demonstrated in the provided
letter of availability from Lee County Utilities. There are two fire stations, two EMS stations and
a sheriff substation in close proximity to the site. There are several schools and parks near the
site and an existing bike lane and shared use path along Six Mile Cypress Parkway. The site is
not directly served by public transit, bus route 50 is located approximately 1.4 miles from the site
at the intersection of Six Mile Cypress Parkway and Daniels Parkway. There are nearby
employment and commercial centers to the north along Colonial Boulevard, to the south along
Daniels Parkway (including Gulf Coast Medical Center).

Facility Type Name Distance from
site
Fire South Trail Fire Station #62 +2.9 miles
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Fire South Trail Fire Station #61 +3.5 miles
EMS Medic 35 2.9 miles
EMS Medic 1 +3.5 miles
Sheriff Lee County Sheriff's Office 13.8 miles
School South Fort Myers High 1+2.8 miles
School Paul Laurence Dunbar Middle 13 miles
School Six Mile Charter Academy 2.2 miles
School Ray V. Pottorf Elementary 13.3 miles
Park CenturyLink Sports Complex 12.4 miles
Park John Yarbrough Linear Park 12.6 miles
Park Six Mile Cypress Slough Preserve 0.5 mile
Park Brooks Community Park 4.4 miles
Park Province Park 4.2 miles
Transit Lee Tran Route 50 +1.4 miles
Walkways/Bikeways Existing bike lane along Six Mile Cypress Parkway o
Walkways/Bikeways Existing shared use path along Six Mile Cypress | 0’
Parkway
Shopping/Dining/Employ | Daniels Parkway: Publix, Whole Foods, Rib City, [ £1.4 miles
ment Subway, Mellow Mushroom, etc.
Shopping/Dining/Employ | Challenger towards Colonial: Walmart, BJ’s, Chili's, | £3 miles
ment Kohl’s, Publix

The prior approvals and existing development patterns demonstrate that the site is an appropriate
location for higher intensity development. Recent case files describe the existing development
patterns in the area with the most intense projects emerging adjacent to Six Mile Cypress
Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress Parkway.
The existing approved commercial uses were deemed compatible with the surrounding properties
since 1997. Properties to the north, west and south are also within the Central Urban future land
use category. Property to the east across Six Mile Cypress Parkway is within the Conservation
Lands Uplands and Wetlands, zoned EC and is owned by Lee County that joins to the Six Mile
Slough Preserve to the north across from Penzance Boulevard. Adjacent to the north is
Penzance Square CPD approved by Z-06-062/case number DCI12005-00103 which allows 90,000
square feet of commercial uses. Adjacent to the northwest quadrant is the Cypress Village RPD
which was approved for 92 multi-family units (9.65 du/ac) at a maximum height of 40 feet and
provides access onto JV Parker Lane, a private local road that then connects to Crystal Drive,
another private local road before accessing Six Mile Cypress Parkway, an arterial roadway. The
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subject property has direct access to Six Mile Cypress Parkway as well as access to Crystal Drive
which provides an alternative access to Six Mile Cypress Parkway, furthering the appropriateness
of the 45 feet in height and gross density of 13.3 dwelling units per acre or upland/preserved
wetland density of 15 dwelling units per acre which is compatible with this adjacent property. The
southwest portion of the site abuts JV Parker Lane (60’ easement/private local road) then an
+18.5 acres zoned AG-2 with 2 single-family mobile homes and grazing lands that has an existing
vegetative along its frontage where the homes are located. The proposed MCP design continues
to protect this adjacent property by providing a 15-foot type “D” buffer with no proposed access
points while increasing wetland preservation and significantly reducing traffic impacts from the
current approval. It should be noted that the Cypress Village RPD that abuts JV Parker Lane to
the north was found compatible with this adjacent property by providing the same 15-foot type “D”
buffer. Adjacent to the south is Crystal Drive then CS-1 zoned property developed with an existing
2-story office building. The LDC does not require proposed multi-family uses to buffer adjacent
multi-family or commercial uses. The proposed multi-family is less intense than the existing
approved commercial uses and will remain compatible with the surrounding uses.

OBJECTIVE 4.1: WATER, SEWER, AND ENVIRONMENTAL STANDARDS. Consider
water, sewer, and environmental standards during the rezoning process. Ensure the
standards are met prior to issuing a local development order.

STANDARD 4.1.1: WATER. 1 Any new residential development that exceeds 2.5
dwelling units per gross acre, and any new single commercial or industrial
development in excess of 30,000 square feet of gross leasable (floor) area per
parcel, must connect to a public water system (or a “community” water system as
that is defined by Chapter 62-550, F.A.C.).

STANDARD 4.1.2: SEWER. 1. Any new residential development that exceeds 2.5
dwelling units per gross acre, and any new single commercial or industrial
development that generates more than 5,000 gallons of sewage per day, must
connect to a sanitary sewer system.

The development will be served by Lee County Ultilities providing potable water and sanitary
sewer. A letter of availability has been provided with the application demonstrating that Lee
County Utilities has sufficient capacity to service the development. The requested rezoning is
consistent with Objective 4.1, Standard 4.1.1, and Standard 4.1.2.

STANDARD 4.1.4: ENVIRONMENTAL FACTORS. 1. In any case where there
exists or there is the probability of environmentally sensitive areas (as identified by
Lee County, the Corps of Engineers, Department of Environmental Protection,
South Florida Water Management District, or other applicable regulatory agency),
the developer/applicant must prepare an environmental assessment that
examines the existing conditions, addresses existing or anticipated environmental
problems, and proposes means and mechanisms to protect, conserve, or preserve
the environmental and natural resources.

There are £5.71 acres of existing wetlands on the site as demonstrated by the Environmental
Assessment and Protected Species Survey Report prepared by BearPaws Environmental
Consulting submitted with the application. The existing vegetation on site is highly invaded by
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exotic vegetation and no protected species or signs thereof observed on-site. The existing
SFWMD permit (ERP #36-05372-P-02) allowed impacts to the +6.53 acres of jurisdictional
wetlands on site; however wetland impacts will be reduced to only £2.32 acres and the remaining
1+4.21 acres will be preserved and enhanced by exotic removal. A copy of Exhibit 3.0 of the
SFWMD permit is attached showing the approved SFWMD jurisdictional wetland line. The
permitting was done in combination with the parcel to the south of Crystal Drive. The approved
jurisdictional wetlands onsite have been impacted during utility construction. An updated
environmental assessment prepared by BearPaws Environmental Consulting is attached that
represents the current conditions of the site which reflects the £5.71 acres of remaining wetlands.
The updated FLUCFCS map identifies £0.53 acre of other surface waters consisting of two old
cow ponds. Although old cow ponds are not typically considered wetlands, the eastern +0.1-acre
old cow pond was included within the permitted jurisdictional wetlands while the western +0.43-
acre old cow pond was specifically identified as other surface waters on Exhibit 3.0. The eastern
pond within the jurisdictional wetlands will be incorporated into the wetland preserve and the
western pond will be incorporated into the proposed lake. The proposed MCP shows the permitted
jurisdictional wetland lines and existing/proposed impacts and preservation areas. The proposed
rezoning reduces the previously permitted wetland impacts and proposes to preserve the
maximum amount possible to maintain the existing approved access onto Six Mile Cypress
Parkway. The requested rezoning is consistent with Standard 4.1.4.

GOAL 5: RESIDENTIAL LAND USES. To provide sufficient land in appropriate locations on the
Future Land Use Map to accommodate the projected population of Lee County in the year 2030
in attractive and safe neighborhoods with a variety of price ranges and housing types.

OBJECTIVE 5.1: All development approvals for residential, commercial, and
industrial land uses must be consistent with the following policies, the general
standards under Goal 4, and other provisions of this plan.

POLICY 5.1.1: Residential developments requiring rezoning and meeting
Development of County Impact (DCI) thresholds must be developed as
planned residential developments.

There is sufficient acreage allocated in the South Fort Myers Planning Community’s Central Urban
future land use category to accommodate the request. The proposed rezoning is consistent with
Goal 4 as demonstrated above and is proposed as a minor residential planned development. The
rezoning request is consistent with Goal 5, Objective 5.1, Policy 5.1.1.

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

There are no hazards associated with the subject property furthering the appropriateness for
residential development. There are existing approved and valid permits to impact all of the existing
wetlands on site and the subject application proposes to adjust the design to reduce impacts to
the minimum required to maintain the existing approved access onto Six Mile Cypress Parkway.
The request is consistent with Policy 5.1.2.
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POLICY 5.1.3: During the rezoning process, direct high-density residential
developments to locations that are near employment and shopping centers; are
close to parks and schools; and are accessible to mass transit and bicycle facilities.

The site has multiple employment and shopping centers within the vicinity of the project all along
the Six Mile Cypress corridor with major nearby employment and commercial centers to the south
along Daniels Parkway (including Gulf Coast Medical Center) and to the north along Colonial
Boulevard. There are several parks and schools located in the vicinity and an existing bike lane
and shared use path along Six Mile Cypress Parkway as demonstrated in the public facilities table
on page 7 of this report. Although the site is not directly served by public transit, bus route 50 is
located approximately 1.4 miles from the site at the intersection of Six Mile Cypress Parkway and
Daniels Parkway. The requested rezoning is consistent with Policy 5.1.3.

POLICY b5.1.5:  Protect existing and future residential areas from any
encroachment of uses that are potentially destructive to the character and integrity
of the residential environment. Requests for conventional rezonings will be denied
in the event that the buffers provided in Chapter 10 of the Land Development Code
are not adequate to address potentially incompatible uses in a satisfactory manner.
If such uses are proposed in the form of a planned development or special
exception and generally applicable development regulations are deemed to be
inadequate, conditions will be attached to minimize or eliminate the potential
impacts or, where no adequate conditions can be devised, the application will be
denied altogether. The Land Development Code will continue to require
appropriate buffers for new developments.

The prior approvals and existing development patterns demonstrate that the site is an appropriate
location for higher intensity development. Recent case files describe the existing development
patterns in the area with the most intense projects emerging adjacent to Six Mile Cypress
Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress Parkway.
The existing approved commercial uses were deemed compatible with the surrounding properties
since 1997. The requested rezoning to minor RPD is compatible with the adjacent RPD zoning
approvals. The southwest portion of the site abuts JV Parker Lane (60’ easement/private local
road) then an £18.5 acres zoned AG-2 with 2 single-family mobile homes and grazing lands that
has an existing vegetative along its frontage where the homes are located. The proposed MCP
design protects this adjacent property by providing a 15-foot type “D” buffer. It should be noted
that the Cypress Village RPD that abuts JV Parker Lane to the north was found compatible with
this adjacent property by providing the same 15-foot type “D” buffer. The request is consistent
with Policy 5.1.5 as it is consistent with existing development approval patterns and continues to
protect the agricultural and residential parcel and neighborhood to the west by providing the 15-
foot type “D” buffer along JV Parker Lane with no proposed access points while increasing wetland
preservation and significantly reducing traffic impacts from the current approval.

POLICY 5.1.6: Maintain development regulations that require high-density, multi-
family, cluster, and mixed-use developments to have open space, buffering,
landscaping, and recreation areas appropriate to their density and design.
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POLICY 5.1.7: Maintain development regulations that require that community
facilities (such as park, recreational, and open space areas) in residential
developments are functionally related to all dwelling units and easily accessible via
pedestrian and bicycle pathways. These pathways must be interconnected with
adjoining developments and public pathways whenever possible. Townhouses,
condominiums, apartments, and other types of multi-family residential
development must have directly accessible common open space.

The proposed development will meet or exceed the required open space, buffering and
landscaping requirements and provides a recreation area appropriate for the design and density.
The site will provide internal sidewalks at the time of development order that will connect to the
existing sidewalk on Crystal Drive and the existing shared use path and bike lanes along Six Mile
Cypress Parkway. The proposed minor RPD is consistent with Policies 5.1.6 and 5.1.7.

Land Development Code Analysis

The proposed rezoning complies with the Land Development Code (LDC) Section 2-146 minimum
requirements for the Bonus Density Program as follows:

(a) Applicants must comply with the minimum requirements set forth herein to be eligible
to participate in the bonus density program through use of one of the following
incentive programs:

(1) Affordable Housing Program in accordance with the site-built provisions or the
cash contribution provisions set forth in Administrative Code 13-5.

(2) Transfer of Development Rights (TDR) Program in accordance with the provisions
set forth in Administrative Code 13-5. The additional traffic will not be required to
travel through areas with significantly lower densities before reaching the nearest
collector or arterial road; and

The rezoning request includes a request for 88 bonus density units through use of either the
Affordable Housing Program in accordance with the site-built provisions or the cash contribution
provisions or the Transfer of Development Rights (TDR) program. Development option will be
determined at the time of development order.

b) Minimum requirements:
(1) The additional traffic will not be required to travel through areas with significantly
lower densities before reaching the nearest collector or arterial road; and

The traffic generated by this request will have direct access to Six Mile Cypress Parkway, an
arterial roadway and secondary access via Crystal Drive which provides an alternate access to
Six Mile Cypress Parkway. The traffic will be significantly reduced by that which is approved today
and will not be required to travel through any areas before reaching the adjacent arterial road.

(2) Existing and committed public facilities are not so overwhelmed that a density
increase would be contrary to the overall public interest; and

The existing zoning approval allows for 100,000 square feet of commercial retail, 50,000 square
feet of office and 100 hotel rooms. The submitted Traffic Impact Statement demonstrates that

S:\Jobs\29XX\2961F\Documents\Zoning\2961F_PD Narrative-rev.docx
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265 multi-family units will result in reductions of £75% in the AM peak hour, £85% in the PM peak
hour and +83% over the entire weekday. Additionally, all roadway links are shown to operate at
or above the Level of Service Standards when the development traffic is added to the surrounding
road network. The submitted letter of availability from Lee County Utilities confirms that there is
sufficient capacity to provide potable water and sanitary sewer service for up to 300 units which
covers the subject request.

(3) Storm shelters or other appropriate mitigation is provided if the development is
located within the coastal high hazard area as defined in section 2-483.

The subject property is not located within the coastal high hazard area.

(4) The resulting development will be compatible with existing and planned
surrounding land uses.

The prior approvals and existing development patterns demonstrate that the site is an appropriate
location for higher intensity development. Recent case files describe the existing development
patterns in the area with the most intense projects emerging adjacent to Six Mile Cypress
Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress Parkway.
The existing approved commercial uses were deemed compatible with the surrounding properties
since 1997. Properties to the north, west and south are also within the Central Urban future land
use category. Property to the east across Six Mile Cypress Parkway is within the Conservation
Lands Uplands and Wetlands, zoned EC and is owned by Lee County that joins to the Six Mile
Slough Preserve to the north across from Penzance Boulevard. Adjacent to the north is
Penzance Square CPD approved by Z-06-062/case number DCI12005-00103 which allows 90,000
square feet of commercial uses. Adjacent to the northwest quadrant is the Cypress Village RPD
which was approved for 92 multi-family units (9.65 du/ac) at a maximum height of 40 feet and
provides access onto JV Parker Lane, a private local road that then connects to Crystal Drive,
another private local road before accessing Six Mile Cypress Parkway, an arterial roadway. The
subject property has direct access to Six Mile Cypress Parkway as well as access to Crystal Drive
which provides an alternative access to Six Mile Cypress Parkway, furthering the appropriateness
of the 45 feet in height and gross density of 13.3 dwelling units per acre/upland density of 15
dwelling units per acre which is compatible with this adjacent property. The southwest portion of
the site abuts JV Parker Lane (60’ easement/private local road) then an +18.5 acres zoned AG-2
with 2 single-family mobile homes and grazing lands that has an existing vegetative along its
frontage where the homes are located. The proposed MCP design continues to protect this
adjacent property by providing a 15-foot type “D” buffer with no proposed access points while
increasing wetland preservation and significantly reducing traffic impacts from the current
approval. It should be noted that the Cypress Village RPD that abuts JV Parker Lane to the north
was found compatible with this adjacent property by providing the same 15-foot type “D” buffer.
Adjacent to the south is Crystal Drive then CS-1 zoned property developed with an existing 2-
story office building. The LDC does not require proposed multi-family uses to buffer adjacent
multi-family or commercial uses. The proposed multi-family is less intense than the existing
approved commercial uses and will remain compatible with the surrounding uses.

S:\Jobs\29XX\2961F\Documents\Zoning\2961F_PD Narrative-rev.docx
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(c) Assisted living facilities are eligible for bonus density through the TDR Program or
through the Affordable Housing Program when annual rental rates, including all
services, do not exceed the levels established for eligible households. Where the
cash-contribution bonus density option is used, the cash contribution must be applied
for each dwelling unit or its equivalent unit, as provided in section 34-1494, built above
the standard density.

The rezoning request does not include assisted living facilities.

(d) The barrier and coastal islands, including but not limited to Gasparilla Island, Cayo
Costa, North Captiva, Captiva Island, Buck Key, and Black Island are not eligible to
receive bonus density, with the following exceptions:

(1) Only the portion of Greater Pine Island defined in the Lee Plan as Pine Island
Center is eligible to receive Greater Pine Island TDUs subject to this article and
the Lee Plan. Suburban designated lands within the Greater Pine Island Planning
Community are not eligible receiving lands for any TDUs.

(2) Work force housing may be developed on barrier islands within the Mixed Use
Overlay if transit is available and bonus density is approved through the
Affordable Housing Program.

Not applicable.

(e) TDUs may not be utilized on property located within the coastal high hazard area as
defined in section 2-483 or located within the Bayshore, Buckingham,
Caloosahatchee Shores, or Northeast Lee County Planning Communities. Within the
Southeast Lee County Planning Community, TDUs may only be used as described
in section 2-154.

The property is not located within the coastal high hazard area and is not located in any of the
listed planning communities.

The proposed rezoning complies with the general standards provided in the Land Development
Code Section 34-411 as follows:

(a) All planned developments must be consistent with the provisions of the Lee Plan.

The proposed rezoning to minor RPD is consistent with the Comprehensive Plan as demonstrated
above.

(b) All planned developments must be designed and constructed in accordance with the
provisions of all applicable County development regulations in force at that time.
Deviations from the general provisions of this chapter may be permitted if requested as
part of the application for a planned development in accordance with section 34-373(a)(9)
and approved by the Board of County Commissioners based on the findings established
in section 34-377(b)(4). Pursuant to section 34-373(a)(10) the establishment of property
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development regulations for planned developments does not require deviations from
articles VI and VIl of this chapter. Amendments to approved master concept plans may be
reviewed pursuant to section 34-380.

The proposed development will comply with applicable Lee County regulations, together with
approval of the requested deviations. All requested deviations enhance the achievement of the
objectives of the planned development and preserve and promote the general intent of the LDC
to protect the public health, safety and welfare as demonstrated in the submitted Schedule of
Deviations and Justifications.

(c) The tract or parcel proposed for development under this article must be located so as
to minimize the negative effects of the resulting land uses on surrounding properties and
the public interest generally, and must be of such size, configuration and dimension as to
adequately accommodate the proposed structures, all required open space, including
private recreational facilities and parkland, bikeways, pedestrian ways, buffers, parking,
access, on-site utilities, including wet or dry runoff retention, and reservations of
environmentally sensitive land or water.

The proposed rezoning to minor RPD is compatible with surrounding properties and the 19.96+
acre site is adequate size, configuration and dimension to accommodate the proposed use, open
space, recreational facilities, buffers, pedestrian ways, access, utilities and storm water
management. Although the request includes a parking deviation, a parking study has been
provided demonstrating the reduced demand. The deviation provides parking above and beyond
the minimum requirements provided in the study and provides for increased wetland preservation
areas on-site which have existing permits to be fully impacted.

(d) All planned developments must have access to existing or proposed roads. Access
must comply with the requirements of chapter 10 and be located so that site-related
industrial traffic does not travel through predominantly residential areas.

Please see Traffic Impact Statement provided with the application. The proposed minor RPD
maintains the same previously approved access points to Six Mile Cypress Parkway (arterial
roadway and controlled access facility) and Crystal Drive (a private local road). There will be no
site-related industrial traffic.

(e) If within the Lee Tran public transit service area, the development shall be designed to
facilitate the use of the transit system.

The site is not within the Lee Tran public transit service area. Bus route 50 is located
approximately 1.4 miles from the site at the intersection of Six Mile Cypress Parkway and Daniels
Parkway.

(f) Development and subsequent use of the planned development shall not create or
increase hazards to persons or property, whether on or off the site, by increasing the
probability or degree of flood, erosion or other danger, nor shall it impose a nuisance on
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surrounding land uses or the public's interest generally through emissions of noise, glare,
dust, odor, air or water pollutants.

The proposed minor RPD will not create any hazards to persons or property and will comply with
applicable regulations.

(g) Every effort shall be made in the planning, design and execution of a planned
development to protect, preserve or to not unnecessarily destroy or alter natural, historic
or archaeological features of the site, particularly mature native trees and other threatened
or endangered native vegetation. Alteration of the vegetation or topography that
unnecessarily disrupts the surface water or groundwater hydrology, increases erosion of
the land, or destroys significant wildlife habitat is prohibited. That habitat is significant that
is critical for the survival of rare, threatened or endangered species of flora or fauna.

There are £5.71 acres of existing wetlands on the site as demonstrated by the Environmental
Assessment and Protected Species Survey Report prepared by BearPaws Environmental
Consulting submitted with the application. The existing vegetation on site is highly invaded by
exotic vegetation and no protected species or signs thereof observed on-site. The existing
SFWMD permit (ERP #36-05372-P-02) allowed impacts to the +6.53 acres of jurisdictional
wetlands on site; however wetland impacts will be reduced to only £2.32 acres and the remaining
1+4.21 acres will be preserved and enhanced by exotic removal. A copy of Exhibit 3.0 of the
SFWMD permit is attached showing the approved SFWMD jurisdictional wetland line. The
permitting was done in combination with the parcel to the south of Crystal Drive. The approved
jurisdictional wetlands onsite have been impacted during utility construction. An updated
environmental assessment prepared by BearPaws Environmental Consulting is attached that
represents the current conditions of the site which reflects the £5.71 acres of remaining wetlands.
The updated FLUCFCS map identifies £0.53 acre of other surface waters consisting of two old
cow ponds. Although old cow ponds are not typically considered wetlands, the eastern +0.1-acre
old cow pond was included within the permitted jurisdictional wetlands while the western +0.43-
acre old cow pond was specifically identified as other surface waters on Exhibit 3.0. The eastern
pond within the jurisdictional wetlands will be incorporated into the wetland preserve and the
western pond will be incorporated into the proposed lake. The proposed MCP shows the permitted
jurisdictional wetland lines and existing/proposed impacts and preservation areas. The proposed
rezoning reduces the previously permitted wetland impacts and proposes to preserve the
maximum amount possible to maintain the existing approved access onto Six Mile Cypress
Parkway. See submitted Description of Surface Water Management Plan. The proposed
drainage system will preserve existing drainage patterns and not block any runoff overflow from
adjacent properties.

(h) A fundamental principle of planned development design is the creative use of the open
space requirement to produce an architecturally integrated human environment. This shall
be coordinated with the achievement of other goals, e.g., the preservation or conservation
of environmentally sensitive land and waters or archaeological sites.

The proposed RPD provides open space and preservation areas along the Six Mile Cypress
Parkway frontage except where impacts are necessary to maintain the previously approved
access point. Buildings views are oriented along the preservation areas to the maximum extent
possible to create an architecturally integrated human environment. The clubhouse area is
located adjacent to the existing commercial development to the south across Crystal Drive.
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(i) Site planning and design shall minimize any negative impacts of the planned
development on surrounding land and land uses.

The proposed development has been designed to minimize any potential negative effects on the
surrounding properties and the public interest generally. The proposed development is
compatible infill development and has been approved for commercial uses since 1997. The
proposed multi-family uses are less intense and remain compatible. The LDC does not provide
buffering requirements for multi-family developments where abutting multi-family or commercial
uses further demonstrating the compatibility of the proposed use. The proposed Master Concept
Plan continues to protect the agricultural and residential parcel to the west by continuing to provide
a 15-foot type “D” buffer along JV Parker Lane while increasing wetland preservation and
significantly reducing traffic impacts from the current approval as evidenced by the submitted
traffic impact statement.

(j) Where a proposed planned development is surrounded by existing development or land
use with which it is compatible and of an equivalent intensity of use, the design emphasis
shall be on the integration of this development with the existing development, in a manner
consistent with current regulation.

The requested minor RPD provides compatible infill development as it is consistent with existing
development approval patterns with the most intense projects emerging adjacent to Six Mile
Cypress Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress
Parkway. The existing approvals for commercial development on the site were deemed
compatible since 1997 and the proposed minor RPD remains compatible with surrounding
existing development and approvals. Required sidewalks along roadways provide integration with
the adjacent developments since existing site designs on adjacent planned developments do not
provide for interconnects. The site design buffers and separates the residential and agricultural
grazing lands across JV Parker Lane to the west.

(k) Where the proposed planned development is surrounded by existing development or
land use with which it is not compatible or which is of a significant higher or lower intensity
of use (plus or minus ten percent of the gross floor area per acre if a commercial or
industrial land use, or plus or minus 20 percent of the residential density), or is surrounded
by undeveloped land or water, the design emphasis will be to separate and mutually
protect the planned development and its environs.

The requested minor RPD provides compatible infill development as it is consistent with existing
development approval patterns with the most intense projects emerging adjacent to Six Mile
Cypress Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress
Parkway. The existing approvals for commercial development on the site were deemed
compatible since 1997 and the proposed minor RPD remains compatible with surrounding
existing development and approvals. The proposed Master Concept Plan continues to separate
and protect the agricultural and residential property to the west across JV Parker Lane by
providing the 15-foot type “D” buffer with no access points along this property line while increasing
wetland preservation and significantly reducing traffic impacts from the current approval as
evidenced by the submitted traffic impact statement.
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() In large residential or commercial planned developments, the site planner is
encouraged to create subunits, neighborhoods or internal communities which promote
pedestrian activity and community interaction.

The proposed MCP demonstrates an integrated and interconnected community with development
pods to the north and south separated by the proposed preservation areas which are internally
connected and share amenities. The onsite sidewalks will interconnect with the shared use path
on Six Mile Cypress Parkway and the existing sidewalk on Crystal Drive promoting pedestrian
activity and community interaction.

(m) In order to enhance the viability and value of the resulting development, the designer
shall ensure the internal buffering and separation of potentially conflicting uses within the
planned development.

There will be no conflicting uses within the planned development.

(n) Density or type of use, height and bulk of buildings and other parameters of intensity
should vary systematically throughout the planned development. This is intended to permit
the location of intense or obnoxious uses away from incompatible land uses at the planned
development's perimeter, or, conversely, to permit the concentration of intensity where it
is desirable, e.g., on a major road frontage or at an intersection.

The requested rezoning to minor RPD does not include any intense or obnoxious uses and is
compatible with the land uses at the development’s perimeter. Since the proposed development
is compatible, it is not necessary to vary development parameters.

(o) Minimum parking and loading requirements are set forth in article VI, divisions 25 and
26, of this chapter. Where land uses are generators of occasional peak demand for
parking space, a portion of the required parking may be pervious or semi-pervious
surfaces, subject to the condition that the parking area is constructed and maintained so
as to prevent erosion of soil. In all cases, sufficient parking must be provided to prevent
the spilling over of parking demand onto adjacent properties or rights-of-way at times of
peak demand.

The proposed minor RPD includes requests for parking related deviations to allow stacking in
private accessory garages and to allow an alternate parking calculation based upon the submitted
Parking Demand Study supplied with the Schedule of Deviations and Justifications. The
requested parking calculation deviation provides approximately 27% more than the peak demand
study per unit results, 25% more spaces than the demand study per bedroom results, and 30%
more than ITE Parking Generation Manual provides.  Sufficient parking is provided to prevent
spill over.

(p) Internal consistency through sign control, architectural controls, uniform planting
schedules and other similar controls is encouraged.
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The proposed minor RPD will be developed with internally consistent signage, architecture and
planting schedules.

The proposed amendment complies with the findings provided in the Land Development Code
Section 34-145(d)(4)a.1 as follows:

a. Complies with the Lee Plan;

The request is consistent with the densities, intensities and general uses set forth for the Central
Urban future land use designation and is consistent with the Comprehensive Plan as
demonstrated above.

b. Meets this Code and other applicable County regulations or qualifies for deviations;

The site will be developed in compliance with the Comprehensive Plan and the Land Development
Code, together with approval of the requested deviations. All requested deviations enhance the
achievement of the objectives of the planned development and preserve and promote the general
intent of the LDC to protect the public health, safety and welfare as demonstrated in the submitted
Schedule of Deviations and Justifications.

c. Is compatible with existing and planned uses in the surrounding area;

The existing approved commercial uses were deemed compatible with the surrounding properties
since 1997. Properties to the north, west and south are also within the Central Urban future land
use category. Property to the east across Six Mile Cypress Parkway is within the Conservation
Lands Uplands and Wetlands, zoned EC and is owned by Lee County that joins to the Six Mile
Slough Preserve to the north across from Penzance Boulevard. Adjacent to the north is
Penzance Square CPD approved by Z-06-062/case number DCI2005-00103 which allows 90,000
square feet of commercial uses. Adjacent to the northwest quadrant is the Cypress Village RPD
which was approved for 92 multi-family units (9.65 du/ac) at a maximum height of 40 feet and
provides access onto JV Parker Lane, a private local road that then connects to Crystal Drive,
another private local road before accessing Six Mile Cypress Parkway, an arterial roadway. The
subject property has direct access to Six Mile Cypress Parkway as well as access to Crystal Drive
which provides an alternative access to Six Mile Cypress Parkway, furthering the appropriateness
of the 45 feet in height and gross density of 13.3 dwelling units per acre/upland density of 15
dwelling units per acre which is compatible with this adjacent property. The southwest portion of
the site abuts JV Parker Lane (60’ easement/private local road) then an +18.5 acres zoned AG-2
with 2 single-family mobile homes and grazing lands that has an existing vegetative along its
frontage where the homes are located. The proposed MCP design continues to protect this
adjacent property by providing a 15-foot type “D” buffer with no proposed access points while
increasing wetland preservation and significantly reducing traffic impacts from the current
approval. It should be noted that the Cypress Village RPD that abuts JV Parker Lane to the north
was found compatible with this adjacent property by providing the same 15-foot type “D” buffer.
Adjacent to the south is Crystal Drive then CS-1 zoned property developed with an existing 2-
story office building. The LDC does not require proposed multi-family uses to buffer adjacent
multi-family or commercial uses. The proposed multi-family is less intense than the existing
approved commercial uses and will remain compatible with the surrounding uses.
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d. Will provide access sufficient to support the proposed development intensity;

Please see Traffic Impact Statement provided with the application. The existing zoning approval
allows for 100,000 square feet of commercial retail, 50,000 square feet of office and 100 hotel
rooms. The proposed minor RPD maintains the same previously approved access points to Six
Mile Cypress Parkway (arterial roadway and controlled access facility) and Crystal Drive (a private
local road). The submitted Traffic Impact Statement demonstrates that 265 multi-family units will
result in reductions of £75% in the AM peak hour, £85% in the PM peak hour and £83% over the
entire weekday. The access provided is sufficient to support the proposed development intensity.

e. The expected impacts on transportation facilities will be addressed by existing County
regulations and conditions of approval;

The submitted Traffic Impact Statement demonstrates that 265 multi-family units will result in
reductions from existing approved intensity of £75% in the AM peak hour, £85% in the PM peak
hour and £83% over the entire weekday. Additionally, all roadway links are shown to operate at
or above the Level of Service Standards when the development traffic is added to the surrounding
road network. The expected impacts will be addressed by existing County regulations.

f. Will not adversely affect environmentally critical or sensitive areas and natural
resources; and

There are £5.71 acres of existing wetlands on the site as demonstrated by the Environmental
Assessment and Protected Species Survey Report prepared by BearPaws Environmental
Consulting submitted with the application. The existing vegetation on site is highly invaded by
exotic vegetation and no protected species or signs thereof observed on-site. The existing
SFWMD permit (ERP #36-05372-P-02) allowed impacts to the +6.53 acres of wetlands; however
wetland impacts will be reduced to only £2.32 acres and the remaining £4.21 acres will be
preserved and enhanced by exotic removal. A copy of Exhibit 3.0 of the SFWMD permit is
attached showing the approved SFWMD jurisdictional wetland line. The permitting was done in
combination with the parcel to the south of Crystal Drive. The approved jurisdictional wetlands
onsite have been impacted during utility construction. An updated environmental assessment
prepared by BearPaws Environmental Consulting is attached that represents the current
conditions of the site. The updated FLUCFCS map identifies +0.53 acre of other surface waters
consisting of two old cow ponds. Although old cow ponds are not typically considered wetlands,
the eastern £0.1-acre old cow pond was included within the permitted jurisdictional wetlands while
the western £0.43-acre old cow pond was specifically identified as other surface waters on Exhibit
3.0. The eastern pond within the jurisdictional wetlands will be incorporated into the wetland
preserve and the western pond will be incorporated into the proposed lake. The proposed MCP
shows the permitted jurisdictional wetland lines and existing/proposed impacts and preservation
areas. The proposed rezoning reduces the previously permitted wetland impacts and proposes
to preserve the maximum amount possible to maintain the existing approved access onto Six Mile
Cypress Parkway.

g. Will be served by urban services, defined in the Lee Plan, if located in a Future Urban
area category.
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A table demonstrating the close proximity of available community facilities and services is
provided on page 7. Water and sewer services are available as demonstrated in the provided
letter of availability from Lee County Utilities. There are two fire stations, two EMS stations and
a sheriff substation in close proximity to the site. There are several schools and parks near the
site and an existing bike lane and shared use path along Six Mile Cypress Parkway. The site is
not directly served by public transit, bus route 50 is located approximately 1.4 miles from the site
at the intersection of Six Mile Cypress Parkway and Daniels Parkway. There are nearby
employment and commercial centers to the north along Colonial Boulevard, to the south along
Daniels Parkway (including Gulf Coast Medical Center).

The proposed amendment complies with the findings provided in the Land Development Code
Section 34-145(d)(4)a.2 as follows:

a) The proposed use or mix of uses is appropriate at the proposed location;

b) The recommended conditions provide sufficient safeguards to the public interest and
are reasonably related to the impacts on the public's interest expected from the proposed
development.

c) If the application includes deviations pursuant to section 34-373(a)(9), that each
requested deviation:

1) Enhances the achievement of the objectives of the planned development; and

2) Preserves and promotes the general intent of this Code to protect the public
health, safety and welfare.

The proposed rezoning to minor RPD is appropriate at this location. The prior approvals and
existing development patterns demonstrate that the site is an appropriate location for higher
intensity development. Recent case files in the area describe the existing development patterns
in the area with the most intense projects emerging adjacent to Six Mile Cypress Parkway,
transitioning to lower densities and intensities further west of Six Mile Cypress Parkway. The
existing RPD zonings in the area do not have direct access onto an arterial roadway such as the
subject property furthering the appropriateness of the requested density. Conditions of approval
will require the RPD to be consistent with the proposed MCP which provides sufficient safeguards
to the public interest. All requested deviations enhance the achievement of the objectives of the
planned development and preserve and promote the general intent of the LDC to protect the
public health, safety and welfare as demonstrated in the submitted Schedule of Deviations and
Justifications.

In conclusion, the proposed rezoning to minor RPD allows for infill development on a site that has
been permitted for urban development since 1997. The request is in compliance with the Lee
County Comprehensive Plan, the Land Development Code, together with approval of the
requested deviations, and other applicable codes and regulations; is compatible with existing and
planned uses in the surrounding area; will provide access sufficient to support the proposed
development intensity; the expected impacts on transportation facilities will be addressed by
existing County regulations and conditions of approval; will not adversely affect environmentally
critical or sensitive areas and natural resources; and will be served by urban services, defined in
the Lee Plan. The proposed use is appropriate at the proposed location; conditions provide
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sufficient safeguards to the public interest and are reasonably related to the impacts on the
public's interest expected from the proposed development. All requested deviations enhance the
achievement of the objectives of the planned development and preserve and promote the general
intent of the LDC to protect the public health, safety and welfare. For these reasons, the applicant
respectfully submits that the rezoning request from CPD to minor RPD should be approved.
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AN
ENGINEERING
Professional Engineers, Planners & Land Surveyors

Carissa Minor RPD

Property Development Regulations

Minimum Lot Area and Dimensions:

Area: 10,000 square feet
Width: 100 feet
Depth: 100 feet

Minimum Building Setbacks:

Side Yard 20 feet
Rear Yard 20 feet
Waterbody 20 feet
Street:
Pubilic: 25 feet
Private: 20 feet

Accessory Structures:

Rear: 5 feet

Side: 5 feet
Maximum Lot Coverage: 45 percent
Maximum Building Height: 45 feet
Minimum Building Separation: 20 feet
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Professional Engineers, Planners & Land Surveyors

Carissa Minor RPD
Rare & Unique Upland Habitat Map

There are no rare or unique upland habitat on the site.
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Professional Engineers, Planners & Land Surveyors

Carrisa Minor RPD

Schedule of Deviations and Justifications

The previous zoning approvals included eight deviation requests and approved four (deviations
3-reduced indigenous vegetation, 5-increased signage, 6-lake right-of-way setbacks and 7-
commercial buffer reduction) with the remaining being either withdrawn or denied. These
deviations are no longer applicable to the subject request.

The subject request includes the following requested deviations:

Deviation (1): A request for relief from LDC Section 10-261(a) solid waste facilities provision of
container spaces which requires 216 SF (120 + 96) for first 25 multi-family units plus 8 SF for
each additional unit; to allow 100 SF space for recyclable materials and space for the trash
compactor.

Justification: The requested deviation is included in LDC Section 10-104(a)(1) list of
provisions where the Development Services Director is authorized to grant administrative
deviations. This deviation is necessary to allow one central location for the trash
compactor and recyclable area instead of requiring multiple stops for solid waste
collection. The requested deviation is internal to the site and enhances the achievement
of the objectives of the planned development and will preserve and promote the general
intent to protect the public health, safety and welfare. The provided collection area has
been situated off the internal roadway for aesthetic purposes as shown on the Master
Concept Plan. The collection area location is buffered internally and externally by
preservation areas. The solid waste collection area enclosure meets setbacks, consistent
with LDC Section 10-261(e) requirement that enclosures may not be located within or
encroach into the required perimeter landscape buffer width. Written approval from Lee
County Solid Waste will be provided prior to development order approval. The request is
also consistent with the applicable criteria for administrative deviations contained in LDC
Section 10-104(b): (1) The alternative proposed to the standards contained herein is
based on sound engineering practices (2) The alternative is no less consistent with the
health, safety and welfare of abutting landowners and the general public than the standard
from which the deviation is being requested; (3) not applicable; (4) The granting of the
deviation is not inconsistent with any specific policy directive of the Board of County
Commissioners, any other ordinance or any Lee Plan provision; and (5) not applicable;
and (6) not applicable.

Deviation (2): Arequest to deviate from the Land Development Code (LDC) Section 34-2015(2)c
which states that stacking of vehicles will be permitted only for single-family, duplex, two-family,
and townhouses where each dwelling unit has a garage or driveway appurtenant to it; to allow
stacking of vehicles for the multi-family site with associated garages.

S:\Jobs\29XX\2961F\Documents\Zoning\2961F_Schedule of Deviations and Justifications.docx
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Justification: This deviation is being requested based upon the specific design of the multi-family
site. Stacking proposed for the proposed buildings which have private garages offered as an
amenity option that function similar to a single-family or townhouse where each garage and
driveway appurtenant to it are associated with one dwelling unit. There are 80 total private
garages with stacking. The length of the driveway, as measured from the garage structure is 27
feet to the edge of pavement of the accessway, consistent with note (3) 4 of Table 34-2020(a).
The garages are assigned to specific units and the stacking will be limited to the units with the
respective garage spaces. The requested deviation is internal to the site and enhances the
achievement of the objectives of the planned development and will preserve and promote the
general intent to protect the public health, safety and welfare. The alternative proposed is based
on sound engineering practices and is no less consistent with the health, safety and welfare of
abutting landowners and the general public than the standard from which the deviation is being
requested. The intent of this regulation to protect the health, safety and welfare of the public will
be served and the planned development will be enhanced by approval of this deviation. The
proposed stacked parking will be utilized for multi-family units that have two vehicles. Please note
that the only part of the LDC Section 34-2015(2)c to be deviated from is the type of dwelling. The
remainder of the code " Individual parking spaces must be accessible from a parking aisle
intended to provide access to the space. " will be adhered to. The stacked parking in the garages
would allow each unit to keep their two vehicles together in the same place consistently.

Deviation (3): A request to deviate from LDC Section 34-2020(a) which requires a minimum of 2
parking spaces per unit plus 10% guest parking plus 1 space per 1,000 square feet of clubhouse
area; to allow 1.77 parking spaces per unit inclusive of guest and clubhouse parking.

Justification: Please see attached Parking Demand Study prepared by TR
Transportation Consultants, Inc. The comprehensive parking demand studied three
similar multi-family apartment communities in Lee County and determined that the
maximum parking demand experienced was 1.39 spaces per unit (inclusive of guest and
clubhouse parking). The requested parking calculation deviation to allow 1.77 spaces per
unit (inclusive of guest and clubhouse parking) provides approximately 27% more than the
peak demand study per unit results, 25% more spaces than the demand study per
bedroom results, and 30% more than ITE Parking Generation Manual provides. Providing
a more accurate supply of parking provides site design flexibility and aids to reduce the
previously permitted full wetland impacts and proposes to preserve the maximum amount
possible to maintain the existing approved access onto Six Mile Cypress Parkway. The
requested deviation is internal to the site and enhances the achievement of the objectives
of the planned development and will preserve and promote the general intent to protect
the public health, safety and welfare. The alternative proposed is based on sound
engineering practices and is no less consistent with the health, safety and welfare of
abutting landowners and the general public than the standard from which the deviation is
being requested. The intent of this regulation to protect the health, safety and welfare of
the public will be served and the planned development will be enhanced by approval of
this deviation.
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Carissa Minor RPD
Schedule of Uses

Accessory Uses, Buildings and Structures
Community Garden
Entrance gate, gatehouses
Residential Accessory Uses
Administrative Offices
Clubs, Private
Dwelling Unit:

Multiple-Family Building
Essential Services
Essential Services Facilities — Group |
Excavation, Water Retention
Fences, Walls
Home Care Facility
Home Occupation, No Outside Help
Models, Model Unit
Recreation Facilities, Personal, Private—On-site
Signs in Compliance with Chapter 30
Temporary Uses

S:\Jobs\29XX\2961F\Documents\Zoning\296 1F_Schedule of Uses.doc
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Professional Engineers, Planners & Land Surveyors

Carissa Minor RPD
Description of Surface Water Management Plan

LDC Sec. 34-373(b)(1) A written description of the surface water management plan that includes:

a. The runoff characteristics of the property in its existing state;

The £19.96-acre vacant site is bordered on the east by Six Mile Cypress Parkway,
on the south by Crystal Drive, on the north by undeveloped property and on the
west by JV Parker Lane. The site remains largely undeveloped and is
predominately wooded. Stormwater runoff from the site generally drains to the east
into the Six Mile Cypress Parkway roadway stormwater collection systems.

b. In general terms, the drainage concept proposed, including the outfall to canals or
natural water bodies including how drainage flow from adjacent properties will be
maintained;

The proposed drainage system will preserve existing drainage patterns and not
block any runoff overflow from adjacent properties. The proposed drainage within
the development will be collected into a catch basin and pipe system and detained
in an on-site proposed dry detention area and wet detention pond. The dry
detention area will discharge to the Six Mile Cypress Parkway roadway
stormwater system. The wet detention pond will discharge to the Crystal Drive
roadway stormwater system.

C. The retention features (including existing natural features) that will be incorporated
into the drainage system and the legal mechanism which will guarantee their maintenance;
The water management system will consist of a proposed on-site dry detention area
and wet detention pond. If the property remains under single ownership, that owner
will maintain the drainage system consistent with the South Florida Water
Management District permit that will be required. If the property ownership does
not remain under a single owner, then an association would be formed to maintain
the drainage system.

d. How existing natural features will be preserved. Include an estimate of the ranges
of existing and post development water table elevations, where appropriate;

The existing SFWMD permit (ERP #36-05372-P-02) allows impacts to the existing
#6.53 acres of existing wetlands on the subject property; however
existing/proposed wetland impacts will be reduced to only +2.32 acres and the
remaining *4.21 acres will be preserved and exotics removed. The water table
elevations will be maintained by appropriately setting the dry detention outfall
structure at the established water control elevation.
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e. If the property is subject to seasonal inundation or subject to inundation by a
stream swollen by the rains of a 100-year storm event, indicate the measures that will be
taken to mitigate the effects of expectable flooding.

The property is within a FEMA flood zone. This will be mitigated by placing fill such
that the finished floor elevation is one foot above the FEMA base flood elevation.

Page 2 of 2
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7‘ TR TRANSPORTATION
CONSULTANTS, INC

I INTRODUCTION

TR Transportation Consultants, Inc. has conducted a traffic impact statement to fulfill
requirements set forth by Lee County for projects seeking zoning approval. This report
has been completed in compliance with guidelines established by Lee County. The
subject site is located along the west side of Six Mile Cypress Parkway approximately
800 feet south of Penzance Boulevard in Lee County, Florida. Figure 1 illustrates the

approximate location of the subject site.

The subject 19.96 acre site is currently zoned CPD and is controlled by Zoning
Resolution Z-06-007. The project is currently approved for the development of up to
150,000 square feet of commercial floor area, consisting of up to 100,000 square feet of
retail uses and 50,000 square feet of office uses, and up to 100 hotel rooms. Access on the
approved Master Concept Plan under Z-06-007 includes a right-in/right-out access
location on Six Mile Cypress Parkway and an access connection to Crystal Drive that
borders the site to the south. No changes to the access configuration are being proposed

as part of the zoning amendment.

The proposed zoning amendment would replace the commercial and hotel uses with
residential uses and allow the property to be developed with up to 266 multi-family
residential dwelling units. Access to the subject site will be consistent with the previous
Master Concept Plan and provide a right-in/right-out access to Six Mile Cypress Parkway

as well as an access connection to Crystal Drive, which borders the site to the south.

This report examines the impact of the development on the surrounding roadways. Trip
generation and assignment to the site access drives will be completed and analysis

conducted to determine the impacts of the development on the surrounding roadways.
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7‘ TR TRANSPORTATION
CONSULTANTS, INC

IL EXISTING CONDITIONS

The subject site is currently vacant. Six Mile Cypress Parkway borders the subject site to
the east, vacant land zoned CPD borders the site to the north, AG-2 and RPD lands
border the site to the west and CS-1 land currently occupied by an office building

complex borders the site to the south.

Six Mile Cypress Parkway is a four-lane divided Controlled Access facility that borders
the site to the east. Six Mile Cypress has a posted speed limit of 50 mph adjacent to the
site. Six Mile Cypress Parkway is an adopted Controlled Access Facility pursuant to
Board of County Commissioners Resolution 93-09-51, as amended. The most recent
amendment is Lee County Resolution No. 17-08-11. Included in that Resolution is a
right-in/right-out access on the west side of Six Mile Cypress Parkway at Station 597+45.
This Station matches the location where the proposed right-in/right-out access serving the
subject site will be located. No amendment to the Controlled Access Resolution is
necessary. A copy of the most recent Resolution is attached to this report for reference.
Six Mile Cypress Parkway is under the jurisdiction of the Lee County Department of

Transportation.

Crystal Drive is a two lane roadway that borders the subject site to the south. Currently,
Crystal Drive is located within a private easement, with one-half of the roadway located
on the subject site and the other half located on the adjacent property to the south. Crystal
Drive currently extends approximately 375 feet to the west of Six Mile Cypress Parkway
and serves as the access drive for the adjacent professional office park. Crystal Drive
does not have a posted speed limit and is under private ownership. The extension of
Crystal Drive from Plantation Road to Six Mile Cypress Parkway is no longer shown on
the Lee County Metropolitan Planning Organizations (Lee MPO) Long Range
Transportation Plan (either the Financially Feasible or Needs Plan) through the year
2040.
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7‘ TR TRANSPORTATION
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I[II. PROPOSED DEVELOPMENT

Based upon the Master Concept Plan, the subject site is proposed to be rezoned from
CPD to RPD to permit the development of up to 266 multi-family dwelling units with
building heights up to 45 feet (four floors). Table 1 summarizes the land use utilized for

trip generation purposes for the subject site.

Table 1
Land Use
Carissa Minor RPD

Size

Multi-Family 266 Dwelling Units
(LUC 221)

Access to the subject site will be provided to Six Mile Cypress Parkway and to Crystal
Drive. The intersection of Crystal Drive with Six Mile Cypress Parkway is currently an

unsignalized full median opening.
IV. TRIP GENERATION

The trip generation for the proposed development was determined by referencing the
Institute of Transportation Engineer’s (ITE) report, titled Trip Generation, 10" Edition.
Land Use Code 221 (Multi-Family Housing Mid-Rise) was utilized for the trip generation
purposes. In order to obtain the density of 266 units, the buildings for this project will
need to be greater than two stories. The MCP indicates the maximum building height
being requested is 45 feet. The trip generation equations for this land use is included in
the Appendix of this report for reference. Table 2 outlines the anticipated weekday A.M.

and P.M. peak hour and daily trip generation of the development as currently proposed.
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7‘ TR TRANSPORTATION
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Table 2
Trip Generation
Carissa Minor RPD
Weekday A.M. Peak Hour Weekday P.M. Peak Hour | Daily

Lontbie In Out Total In Out Total | (2-way)
Apartment
266 Dwelling Units 23 ‘ 66 89 69 44 113 | 1,448

V. TRIP DISTRIBUTION

The trips from the proposed development shown in Table 2 were then assigned to the site
access drives and to the surrounding roadway network based upon the anticipated routes
the drivers will utilize to approach the site. Based on current and projected population in
the area and other existing or planned competing/complementary uses in the area, a
distribution of the site traffic was formulated. The anticipated trip distribution of the
development traffic is shown on Figure 2. In addition, Figure 2 also indicates the site
traffic assignment to the site access drive on Six Mile Cypress Parkway and the

intersection of Six Mile Cypress Parkway and Crystal Drive.

In order to determine which roadway segments surrounding the site will be significantly
impacted as outlined in the Lee County Traffic Impact Statement Guidelines. Table 1A,
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 Peak
Hour Directional Service Volumes table. From Table 1A, NO roadway segments are

shown to be significantly impacted by the proposed development.
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V1. FUTURE TRAFFIC CONDITIONS

A horizon year analysis of 2023 was selected as the analysis year to evaluate the future
impacts this project will have on the surrounding roadway network. Based on this horizon
year, a growth rate was applied to the existing traffic conditions for all roadway links that
could be significantly impacted by this development. The growth rates were obtained
through comparisons of annual traffic data obtained from 2019 Lee County Traffic
Count Report and data from the FDOT Traffic Information Online resource for 2019.
Based on the project distribution illustrated on Figure 2, the link data was analyzed for

the year 2023 without the development and year 2023 with the development.

Table 2A in the Appendix of the report indicates the methodology utilized to obtain the
year 2023 build-out traffic volumes as well as the growth rate utilized for each roadway
segment. The base year traffic volumes were obtained from the 2019 Lee County Public

Facilities Level of Service and Concurrency Report.

Figure 3 indicates the year 2023 peak hour — peak direction traffic volumes and Level of
Service for the various roadway links within the study area. Noted on Figure 3 is the peak
hour — peak direction volume and Level of Service of each link should no development
occur on the subject site and the peak hour — peak direction volume and Level of Service
for the weekday P.M. peak hour with the development traffic added to the roadways. This

figure was derived from Table 2A contained in the Appendix.
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VII. PROJECTED LEVEL OF SERVICE AND IMPROVEMENTS

Figure 3 details the Levels of Service for all links inside the project's area of influence
based on this analysis. In comparing the links’ functional classification and calculated
2023 traffic volumes to their corresponding Level of Service Thresholds, it was
determined that all roadway links analyzed will continue to operate at an acceptable
Level of Service in 2023 both with and without the proposed development. Therefore no
roadway capacity improvements will be warranted as a result of the additional traffic to

be generated by the proposed development.
VIII. TRIP GENERATION COMPARISON

A trip generation comparison was also completed to compare what is currently approved
on the subject site based on Zoning Resolution Z-06-007 to what is proposed with this
zoning change. Based on the approved Schedule of Uses, the site could be developed
with up to 100,000 square feet of retail uses, 50,000 square feet of Office uses and 100
hotel rooms. The office uses could be developed with Medical Office uses per the
approved Schedule of Uses, which is a more intense trip generator than General Office.
Therefore, for the trip generation comparison, the land uses illustrated in Table 3 were
utilized to estimate the weekday peak hour and daily trips that the project site could

generate based on current zoning approval.

Table 3
Approved Land Uses
Carissa CPD
Land Use Size
Retail
(LUC 820) 100,000 Sq. Ft.
Medical Office
(LUC720) 50,000 Sq Ft.
Hotel
(LUC 310) 100 Rooms
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7‘ TR TRANSPORTATION
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Table 4 then illustrates the weekday A.M., P.M. and daily trip generation of the site as
currently approved based on the ITE Trip Generation Report, 10" Edition, as previously
utilized. Land Use Code 820 — Shopping Center, was utilized for the retail uses, Land
Use Code 720 — Medical/Dental Office, was utilized for the Office uses and Land Use
Code 310 — Hotel was utilized for the Hotel uses. Copies of the ITE Trip Generation

Report for these land use codes is included in the Appendix for reference.

Table 4
Trip Generation
Carissa Minor RPDs
Land Use Weekday A.M. Peak Hour | Weekday P.M. Peak Hour | Daily
In Out Total In Out Total | (2-way)
Retail
(100.000 Sq. Ft.) 125 77 202 260 283 543 | 6,012
Medical Office
(50.000 Sg. Ft.) 94 27 121 49 123 172 | 1,833
Hotel
(100 Rooms) 26 19 45 25 24 49 702
Total Trips 245 123 368 334 430 764 8,547

Comparing the trips shown in Table 4 with the trips that will be generated by the
proposed uses in Table 2, the trip reductions that will occur as a result of this rezoning
application will be approximately 75% in the A.M. peak hour, 85% in the P.M. peak hour
and approximately 83% over the entire weekday. This is a substantial reduction in the

number of driveway trips entering and exiting this site from what is currently approved.

VHI. CONCLUSION

Based on the analysis prepared in this report, the proposed amendment to change the
zoning on the subject site from CPD to RPD will substantially reduce the trip generation
potential of the subject site. The resultant change to residential uses will not decrease the
Level of Service below acceptable conditions once the development traffic has been
added to the roadways. All roadway links are shown to operate at or above the Level of
Service Standards of Lee County when the development traffic is added to the

surrounding roadway network.
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The site access drive connection on Six Mile Cypress Parkway shown on the Master
Concept Plan is identified on the current Controlled Access Resolution for Six Mile
Cypress Parkway. Turn lanes at this intersection as well as an evaluation of the existing
turn lanes at the intersection of Six Mile Cypress Parkway and Crystal Drive will be

completed at the time of Local Development Order approval.

K:\2020\01 January\11 Carissa RPD\8-28-2020 Zoning TIS.doc
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LEE COUNTY RESOLUTION NO. _17-08-11

A RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS
OF LEE COUNTY, FLORIDA, AMENDING RESOLUTION NO. 93-09-
51, AS AMENDED, WHICH DESIGNATED BEN C. PRATT SIX MILE
CYPRESS PARKWAY AS A CONTROLLED ACCESS ROAD AND
ESTABLISHED PERMANENT ACCESS POINTS.

WHEREAS, section 10-285(h) of the Lee County Land Development Code provides for the
designation of certain streets in Lee County as “controlled access” facilities to which permanent access
points are restricted to locations established and set by design study and plans adopted by resolution of
the Lee County Board of County Commissioners; and

WHEREAS, the Board of County Commissioners retains the right and authority to exercise its
police power to modify roadway median openings, access points and tuming movements to protect the
health, safety, and welfare of the traveling public; and

WHEREAS, on 15 September 1993, the Board of County Commissioners adopted Resolution No.
93-09-51 designating Ben C. Pratt Six Mile Cypress Parkway as a controlled access facility from US 41
northeast to Colonial Boulevard, and establishing permanent access points; and

WHEREAS, Resolution No. 93-09-51 was subsequently amended as follows:

1. No. 97-051A, adopted 10-28-1993 which relocated two access points on the west side of Ben
C. Pratt Six Mile Cypress Parkway at Station 678+00 and at Station 669+00 for right-in and
right-out access only; and

2. FDOT Permit # 98-A-192.0013 added an access at Station 419+34 on the north side of Ben
C. Pratt Six Mile Cypress Parkway for a right-in and right-out access only.

WHEREAS, Six Mile Apartment, LLC, has requested a right-in and right-out access to its site at
Station 732+59; and

WHEREAS, the Lee County Department of Transportation has concluded that, the addition of the
designated connection point will not hinder traffic capacity nor be contrary to the protection of the health,
safety, and welfare of the citizens of Lee County.

NOW, THEREFORE, BE IT RESOLVED by the Board of County Commissioners of Lee County,
Florida, that:

1. Ben C. Pratt Six Mile Cypress Parkway, from US 41 northeast to Colonial Boulevard including its
intersections, is designated a controlled access road facility.

2. Resolution No. 93-09-51 is hereby further amended as follows:

a. The access point at Station 732+59, east side, is amended to add a right-in and right-out
directional movements conditioned as follows:
e The zoning Master Concept Plan for the subject property is modified to depict access to Ben
C. Pratt Six Mile Cypress Parkway at this location. '
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e The zoning Master Concept Plan for the subject property includes the connection to the joint
access at Station 725+32 and permit general access to the site.

e The zoning Master Concept Plan for the subject property includes the connection to the
Shops at Village Walk development, on the north, when that site is developed, and permits
general access to the site.

s The City of Fort Myers includes in its zoning and development requirements the connection
for both Shops at Village Walk and Six Mile Apartments.

e Construction of the access roadway must be to the applicable LDC development standards

3. Absent subsequent Board action in accordance with applicable County regulations, the connection
points are limited to those identified on attached Exhibit A. Provided, however, no vested right to a
particular connection point location is granted by virtue of adopting Exhibit A. The County retains full
power and authority to exercise its police power to modify connection points, median openings, and
turning movements to protect the health, safety, and welfare of the traveling public.

Commissioner _ Pendergrass made a motion to adopt the foregoing resolution, seconded

by Commissioner __Hamman . The vote was as follows:
John E. Manning Aye
Cecil L Pendergrass Aye
Larry Kiker Aye
Brian Hamman Aye
Franklin B. Mann Absent
Duly passed and adopted this _15th day of _Augqust  2017.
ATTEST: BOARD OF COUNTY COMMISSIONERS
LINDA DOGGETT, CLERK OF LEE COUNTY, FLORIDA
Deputy Clerk John/el Manning, Chair

APPROVED AS TO FORM FOR THE
RELIANCE OF LEE COUNTY ONLY

o DL —

Offio€ of the Lee Cour‘lfy Attorney
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EXHIBIT B
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LEE COUNTY LINK SPECIFIC
SERVICE VOLUME TABLES
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TRAFFIC COUNT DATA FOR SIX
MILE CYPRESS PKWY AND
PENZANCE BLVD.
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Table 18 (cont.): Existing and Future Roadway LOS on County-Maintained Arterials in Unincorporated Areas

100TH HIGHEST HOUR DIRECTIONAL VOLUMES
ROADWAY LINK STANDARD 2018 2023
EXIST

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE NOTES
LEELAND
HEIGHTS | HOMESTEAD RD JOEL BLVD 4N | E | 1800 | B | 832 | B 867 2017 count
;l;'r LETON | cORBETTRD US 41 2IN | E 860 c | 451 | ¢ 474 2017 count

US 41 BUS 41 2IN | E 860 c | a7 | ¢ 439 2017 count
LUCKETT 4 Ln design &
RD ORTIZ AVE 1-75 2IN | E 880 B | 352 | B 427 ROW
g';'E GOR | SANIBEL T PLAZA HARBOR DR 4D | E | 1960 | B | 1145 | B | 1204
BLVD HARBOR DR SUMMERLIN RD a0 | E [ 1960 | B | 1192 B | 1253 2017 count

SUMMERLIN RD KELLY RD 4D | E [ 190 | A | 980 | B | 1030

KELLY RD GLADIOLUS DR a0 | E [ 1960 | A | 980 | B 1,030
N RIVER SR 31 FRANKLINLOCKRD | 2N | E | 1140 | A | 166 | B 285 2017 count
RD FRANKLIN LOCK RD | BROADWAY RD 2IN | E | 1140 | A 80 B 225 2017 count

BROADWAY RD COUNTY LINE 2N | E | 1140 | A 80 A 113 2017 count
gm’;GE SR 80 STALEY RD 2IN | E | 1000 | ¢ | 418 | C 440
BLVD STALEY RD BUCKINGHAM RD 2N | E | 1000 | ¢ | 418 | ¢ 452

T vic = 0.87/0.92
|I BN 5 4 Ln design &

SR 82 LUCKETT RD 2N | E 900 B | 787 | ¢ | 828 ROW
ORTIZ AVE 4 Ln design &

LUCKETT RD SR 80 2N | E 900 B | 364 | B 383 ROW
PINE
ISLAND RD | STRINGFELLOW RD | BURNT STORE RD 2IN | E 950 E | 609 | E 859 Constrained

ORANGE GROVE

SR 78 BLVD 4D | E | 18% | B | 840 | B 883 2017 count
:gNDE“'A ORANGE GROVE

BLVD US 41 ab | E | 1890 | B |1331| B 1,399

US 41 BUS 41 4D | E | 180 | B |1018] B 1,070 2017 count
SANIBEL SANIBEL ] - | vic=086/090,
CAUSEWAY | SHORELINE TOLL PLAZA 2N | E | 1140 | E | 979 | E | 1028 2017 count
g'\’,(r,“,gg'gs METRO PKWY DANIELS PKWY 4D | E | 2000 | B |1461]| B 1,536

DANIELS PKWY WINKLER EXT. 4D | E | 1900 | B |1134| B 1,337
SLATERRD | SR 78 NALLE GRADE RD 20N | E | 1010 ¢ | 38 | ¢ 407 2017 count
STRING- 1ST AVE BERKSHIRE RD 2N | E | 1080 | B | 315 | D 672 Constrained
;ED""ow BERKSHIRE RD PINE ISLAND RD 2N | E | 1080 | B | 315 | © 448 Constrained

PINE ISLAND RD PINELAND RD 2N | E | 1080 | ¢ | 602 | C 703 Constrained

PINELAND RD MAIN ST 2LN | E | 1060 | C | 602 | C 699

McGREGOR BLVD | KELLY COVE RD 4D | E | 1980 | A [1243] A | 1306
SUM- KELLY COVE RD SAN CARLOS BLVD 4D | E | 198 | A [1243] A | 1,306
g‘gR'-'N SAN CARLOS BLVD | PINE RIDGE RD 6LD | E | 3000 | A |1964| A | 2194

PINE RIDGE RD BASS RD 6LD | E | 3000 | A [194]| A | 2064

BASS RD GLADIOLUS DR LD | E | 3000 | A [19684| A | 2084

GLADIOLUS DR CYPRESS LAKE DR 4D | E | 1900 | B | 1454 | B 1,555

CYPRESS LAKE DR | COLLEGE PKWY 60 | E | 2880 | B | 1780 B 1,871

COLLEGE PKWY PARK MEADOW DR 6D | E | 288 | B [1908| B | 2005

PARK MEADOW DR | BOY SCOUT 6lD | E | 288 | B |1908| B | 2005
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Table 19 (cont.):

DCI2020-00013 Lee County ePlan

Original Application Dated 09-08-2020

Existing and Future Roadway LOS on County-Maintained Collectors in Unincorporated Areas

100TH HIGHEST HOUR DIRECTIONAL VOLUMES

ROADWAY LINK STANDARD 2018 2023
EXIST
NAME FROM TO TYPE | LOS | MAX |10S | ING | LOS | FUTURE NOTES
CLUB ENTR 4 LANE END 2LN E 860 c 393 c 488 2009 count
ORANGE GROVE HANGOCK B
BLVD 4 LANE END PKWY 4LN E 1,790 c 393 c 488 2009 count
HANCOCK B. PKWY PONDELLA RD 4LN E 1,790 c 506 c 532 2008 count
ORIOLE RD SAN CARLOS BLVD ALICO RD 2LN E 860 c 139 C 146 2010 count
PALOMINO LN DANIELS PKWY PENZANCE BLVD 2LN E 860 c 408 c 431
PARK MEADOWS DR | SUMMERLIN RD US 41 2LN E 860 c 206 c 216 2010 count
PENZANCE BLVD | RANCHETTE RD SIX MILE PKWY 2LN E 860 & 124 8 136 2010 count
SAN CARLOS BLVD SUMMERLIN RD 2LN E 860 c 593 D 639 2010 count
Heritage Isle, 2016
PINE RIDGE RD SUMMERLIN RD GLADIOLUS DR 2LN E 860 c 282 c 541 count
GLADIOLUS DR McGREGOR BLVD 2N E 860 o 261 c 275
SIX MILE PKWY DANIELS PKWY 2LN 860 o 293 c 422 intermed Park
vic = 0.83/0 88
FDOT Metro Pkwy
PLANTATION RD DANIELS PKWY IDLEWILD ST 2N 860 D 684 D 719 6-laning
IDLEWILD ST COLONIAL BLVD 4LN 1,790 730 c 767
2009 count,
PRITCHETT PKWY | SR78 RICH RD 2LN 860 c 73 e 541 Stoneybrook North
RICH RD SLATER RD PRITCHETT PKWY | 2N 860 o 55 c 62 2009 count
LEELAND HEIGHTS E 12TH ST 2LN 860 o 74 c 86 2010 count
RICHMOND AVE GREENBRIAR
E 12TH ST BLVD 2LN E 860 c 74 c 78 2010 count
SAN CARLOS THREE OAKS
BLVD US 41 PKWY 2LN 860 c 421 c 443 2010 count
SANIBEL BLVD US 41 LEE RD 2LN 860 480 e 515
SHELL POINTBLVD | McGREGOR BLVD PALM ACRES 2N E 860 269 283 2010 count
SOUTH POINTE
BLVD CYPRESS LAKE DR COLLEGE PKWY 2D E 910 C 565 e 594 2010 count
ORANGE RIVER
STALEY RD TICE BLVD 2LN 860 c 189 c 215 2017 count
SW 23RD ST GUNNERY RD SUNSHINE BLVD 2LN E 860 D 660 D 6594 vic = 0.77/0.81
SR 80 ORTIZ AVE 2LN E 860 c 163 c 171 2010 count
TICE ST Elementary U, vic
ORTIZ AVE STALEY RD 2LN E 860 e 207 D 720 = 0,24/0.84
WESTGATE BLVD | SW 23RD ST LEE BLVD 2LN E 860 € 640 c 696
COLLEGE PKWY SAUTERN DR 2LD E 910 C 340 c 357 2010 count
WHISKEY CREEK DR
SAUTERN DR McGREGOR BLVD 2LD E 910 c 340 c 357 2010 count
WILLIAMS AVE LEE BLVD W. 6TH ST 2LN E 860 D 589 D 627
WINKLER RD STOCKBRIDGE DR SUMMERLIN RD 2LN E 860 C 461 D 537 2010 count
WOODLAND BLVD | US 41 AUSTIN ST 2LN E 860 (0 266 & 300 2010 count
W.8TH ST WILLIAMS AVE JOEL BLVD 2LN E 860 [ 195 c 206 2017 count
GUNNERY RD SUNSHINE BLVD 2LN E 860 @ 239 @ 252
W.12TH ST SUNSHINE BLVD WILLIAMS AVE 2LN E 860 c 76 c 168 2010 count
WILLIAMS AVE JOEL BLVD 2LN E 860 c 92 € 104 2010 count
W. 14TH ST SUNSHINE BLVD RICHMOND AVE 2LN E 860 c 48 c 54 2010 count
0.8<v/c <0.9 = 100" hour directional volume v/c ratio between 80 and 90 percent of capacity

0.9<vic <1.0

= 100" hour directional volume v/c ratio between 90 and 100 percent of capacity

= Does not meet the County adopted LOS standard (NOTE: Below LOS standard is acceptable on constrained roads)
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Multifamily Housing (Mid-Rise)
(221)

Vehicle Trip Ends vs: Dwelling Units
Ona: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 27
Avg. Num. of Dwelling Units: 205
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

5.44 1.27 -12.50 2.03

Data Plot and Equation

3,000
X
X .
2,500 /
X ~ /
X /

2,000
v /
b=
L X
a2
e X X ~ x

1,500
. X

X
/A
1,000 X
X
X
X
xX
500
% X
X X X
00 100 200 300 400 500
X=Number of Dwelling Units
X Study Site Fitted Curve - = = = Average Rate
Ftted Curve Equation: T=5.45(X)-1.75 R=0.77
— Trip Generation Manual 10th Edition ¢ Volume 2: Data * Residential (Land Uses 200—299) 73
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Multifamily Housing (Mid-Rise)
(221)

Vehicle Trip Ends vs:
Ona:

Setting/Location:
Number of Studies:

Avg. Num. of Dwelling Units:
Directional Distribution:

Dwelling Units

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

53

207
26% entering, 74% exiting

Vehicle Trip Generation per Dwelling Unit

Average Rate
0.36

Data Plot and Equation

Range of Rates
0.06 - 1.61

Standard Deviation
0.19

300

200

Trip Ends

T=

100

[4] 200

X Study Site

Fitted Curve Equation: Ln(T) = 0.98 Ln(X) - 0.98

Fitted Curve

400 600 800

X=Number of Dwelling Units

Average Rate

R*=0.67

74 Trip Generation Manual 10th Edition « Volume 2: Data + Residential (Land Uses 200-299)
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Multifamily Housing (Mid-Rise)
(221)

Vehicle Trip Ends vs: Dwelling Units
Ona: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban
Number of Studies: 60

Avg. Num. of Dwelling Units: 208
Directional Distribution: 61% entering, 39% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.44 0.15-1.1 0.19

Data Plot and Equation

400
X

300
(2]
he]
[ =
i}
a
=
H
|_

200

100

0
0 200 400 600 BOO
X=Number of Dwelling Units
X Study Site Fitted Curve - - = = Average Rate
Fitted Curve Equation: Ln(T) = 0.96 Ln(X) - 0.63 R*=0.72

Hc_— Trip Generation Manual 10th Edition « Volume 2: Data *» Residential (Land Uses 200-299) 75
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Hotel
(310)

Vehicle Trip Ends vs: Rooms
Ona: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 6
Avg. Num. of Rooms: 146
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Room
Average Rate Range of Rates Standard Deviation

8.36 531-953 1.86

Data Plot and Equation

2,500
/ %
2,000
[}
°
]
a 1,500
=
I
-
1,000
500 X
GO 50 100 150 200 250 300
X = Number of Rooms
X Study Site Fitted Curve - = = = Average Rate
Fitted Curve Equation: T = 11.29(X) - 426.97 R*=0.92

2 Trip Generation Manual 10th Edition ¢ Volume 2: Data * Lodging (Land Uses 300-399) —d
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Hotel
(310)

Vehicle Trip Ends vs:
Ona:

Setting/Location:

Number of Studies:
Avg. Num. of Rooms:
Directional Distribution:

Vehicle Trip Generation per Room

Rooms

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

25

178
59% entering, 41% exiting

Average Rate Range of Rates Standard Deviation

0.47 0.20-0.84 0.14

Data Plot and Equation

300
L2
T
| =
IT]
a 200
=
n
'.—

100

00 100 200 300 400 500
X=Number of Rooms
X Study Site Fitted Curve - = - - Average Rate
Fitted Curve Equation: T = 0.50(X) - 5.34 R*=0.85

“F Trip Generation Manual 10th Edition « Volume 2: Data » Lodging (Land Uses 300-399)
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Hotel
(310)

Vehicle Trip Ends vs: Rooms
Ona: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban

Number of Studies: 28
Avg. Num. of Rooms: 183
Directional Distribution: 51% entering, 49% exiting

Vehicle Trip Generation per Room
Average Rate Range of Rates Standard Deviation

0.60 0.26 -1.06 0.22

Data Plot and Equation

400
X

300
L2}
he=}
| =
i}
a
=
n
‘-—

200

X
100 Xx %
X
%
- vl
P x X
%X X
4]
0 100 200 300 400 500
X = Number of Rooms
X Study Site Fitted Curve = = - = Average Rate
Fitted Curve Equation: T = 0.75(X) - 26.02 R*=0.80

4 Trip Generation Manual 10th Edition « Volume 2: Data ¢« Lodging (Land Uses 300-399) itc.—
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Medical-Dental Office Building
(720)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

1000 Sq. Ft. GFA:
Directional Distribution:

1000 Sq. Ft. GFA
Weekday

General Urban/Suburban
28
24
50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA

Average Rate

Range of Rates

Standard Deviation

34.80 9.14-100.75 9.79
Data Plot and Equation
b4
4,000 /
a ’
X Vet

3,000 //' 7
[} ’
E /S - !
a X &
IE (/ I/
] 4
[ _ / .

2,000 / ’

& x
lr
il
/7
’//
1,000 x
X 4 4 x
fJﬁ
0 50 100 150 200
X =1000 Sq. Ft. GFA
X Study Site Fitted Curve - - - - Average Rate
Fitted Curve Equation: T = 38.42(X) - 87.62 R*=0.95

152 Trip Generation Manual 10th Edition « Volume 2: Data * Office (Land Uses 700-799)
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Medical-Dental Office Building
(720)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

1000 Sq. Ft. GFA:
Directional Distribution:

1000 Sq. Ft. GFA

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

44

32
78% entering, 22% exiting

Vehicle Trip Generation per 1000 Sqg. Ft. GFA

Average Rate Range of Rates Standard Deviation

2.78 0.85-14.30 1.28

Data Plot and Equation

500
X

400
N
©
(=
i
=3
=
H
|_

50 100 150 200
X =1000 Sq. Ft. GFA
X Study Site Fitted Curve - = = = Average Rate
Fitted Curve Equation: Ln(T) = 0.89 Ln{X) + 1.31 R*=0.80
ite= Trip Generation Manual 10th Edition « Volume 2: Data ¢+ Office (Land Uses 700-799)
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Medical-Dental Office Building
(720)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

1000 Sq. Ft. GFA:
Directional Distribution:

1000 Sq. Ft. GFA

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
General Urban/Suburban

65
28
28% entering, 72% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA

Average Rate

Range of Rates

Standard Deviation

346 0.25-8.86 1.58
Data Plot and Equation
600
500
4
g 400 X X
o
=
it
'_
300
X
200
x X
X X
X x
X
100 X>><( X%
X
X X X
55
GD 50 100 150 200
X = 1000 Sq. Ft. GFA
X Study Site Fitted Curve = = = = Average Rate
Fitted Curve Equation: T = 3.39(X) + 2.02 R=0.73
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Shopping Center
(820)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:
1000 Sq. Ft. GLA:
Directional Distribution:

1000 Sq. Ft. GLA
Weekday

General Urban/Suburban
147

453
50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate

Range of Rates

Standard Deviation

37.75 742 -207.98 16.41
Data Plot and Equation
X
60,000
Tx
50,000 /,’
X
X o0 X
2] 'd
E 40,000 N .
% X I"’ X x
- -
1 X x - X
= X X X7 X X
30,000 = 1 X
X X L %
X g X
X X .- X
i R
X
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X Ko O
% X X
XX : X xx X
X3¢ 2% %% X
10,000 W XX %
XA "%
X X
’ X
O 500 1,000 1,500
X = 1000 Sq. Ft. GLA
X Study Site Fitted Curve - = = = Average Rate

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

R*=0.76
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Shopping Center
(820)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

1000 Sq. Ft. GLA:
Directional Distribution:
Vehicle Trip Generation per 1000 Sq. Ft.

Average Rate

Range of Rates

1000 Sq. Ft. GLA

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

84

351
62% entering, 38% exiting

GLA

Standard Deviation

0.94 0.18 -23.74 0.87

Data Plot and Equation

1,500

1,000

Trip Ends

T=

X Study Site

500 1,000
X =1000 Sq. Ft. GLA

Fitted Curve L e

Fitted Curve Equation: T = 0.50(X) + 151.78

1,500

Average Rate

R*=0.50

ite=
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Shopping Center
(820)

Vehicle Trip Ends vs:
Ona:

Setting/Location:

Number of Studies:
1000 Sq. Ft. GLA:
Directional Distribution:

1000 Sq. Ft. GLA

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
General Urban/Suburban

261

327
48% entering, 52% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA
Average Rate Range of Rates Standard Deviation
3.81 0.74 -18.69 2.04

Data Plot and Equation

8,000

6,000

Trip Ends

4,000

T

2,000

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

0 500 1,000 1500 2,000
X =1000 Sq. Ft. GLA

X Study Site Fitted Curve - = = - Average Rate

R*=0.82
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ALTA Commitment for Title Insurance

“£2d5% | First American
g A ISSUED BY

Com m itment First American Title Insurance Company

File No: NCS-991651-ATL
AMERICAN LAND TITLE ASSOCIATION COMMITMENT FOR TITLE INSURANCE

Issued By
First American Title Insurance Company

NOTICE
IMPORTANT-READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION,
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND CREATE NO
EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.

THE COMPANY'S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER
PERSON.

COMMITMENT TO ISSUE POLICY
Subject to the Notice; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and the Commitment Conditions,
First American Title Insurance Company, a Nebraska Corporation (the “Company”), commits to issue the Policy
according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date
shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the
specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured.

If all of the Schedule B, Part I-Requirements have not been met within 6 months after the Commitment Date, this
Commitment terminates and the Company’s liability and obligation end.

Issued through: First American Title Insurance Company

)

L

b

Dennis J. Gilmane, President Greg L. Smith, Secretary

If this jacket was created electronically, it constitutes an original document.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B, Part II-Exceptions.

Copyright 2006-2016 American Land Title Association. All rights reserved.

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses
are prohibited. Reprinted under license from the American Land Title Association.

Form 5030012 (5-16-17) Page 1 of 15 ALTA Commitment for Title Insurance (8-1-16) with Florida Modifications
Floridal
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COMMITMENT CONDITIONS

1. DEFINITIONS

(a) “Knowledge” or “Known": Actual or imputed knowledge, but not constructive notice imparted by the Public Records.

(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land”
does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent
that a right of access to and from the Land is to be insured by the Policy.

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized
by law.

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by
the Company pursuant to this Commitment.

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to this
Commitment.

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be
issued pursuant to this Commitment.

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting constructive
notice of matters relating to real property to purchasers for value and without Knowledge.

(h) “Title”: The estate or interest described in Schedule A.

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to Issue
Policy, this Commitment terminates and the Company’s liability and obligation end.

3. The Company’s liability and obligation is limited by and this Commitment is not valid without:
(a) the Notice;
(b) the Commitment to Issue Policy;
(c) the Commitment Conditions;
(d) Schedule A;
(e) Schedule B, Part I—Requirements;
(f) Schedule B, Part II—Exceptions; and
(g) a counter-signature by the Company or its issuing agent that may be in electronic form.

4. COMPANY'S RIGHT TO AMEND
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien,
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment.

5. LIMITATIONS OF LIABILITY

(@) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured'’s actual expense incurred in the
interval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended
Commitment, resulting from the Proposed Insured’s good faith reliance to:
(i) comply with the Schedule B, Part I—Requirements;
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or
(iii) acquire the Title or create the Mortgage covered by this Commitment.

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had
Knowledge of the matter and did not notify the Company about it in writing.

(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured.

(d) The Company'’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount.

(e) The Company shall not be liable for the content of the Transaction Identification Data, if any.

(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B,
Part I—Requirements have been met to the satisfaction of the Company.

(g) Inany event, the Company’s liability is limited by the terms and provisions of the Policy.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT

@
(b)
(©
(d)
(e)
Q)

Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment.

Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment.

Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with
respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment.

The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or obligation to provide
coverage beyond the terms and provisions of this Commitment or the Policy.

Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the
Company.

When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be
under the Policy.

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services.

8. PRO-FORMA POLICY
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed
Insured, nor is it a commitment to insure.
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ot Sy ALTA Commitment for Title Insurance

First American

ISSUED BY

First American Title Insurance Company

SChedu Ie A File No:NCS-991651-ATL

Transaction Identification Data for reference only:
Issuing Office: Six Concourse Parkway, Suite 2000, Atlanta, GA Issuing Office's ALTA ® Registry ID:

30328
Issuing Office File Number.: NCS-991651-ATL Loan ID Number.:
Commitment Number.: NCS-991651-ATL Property Address: 19 acres, , FL

Revision Number.:

Update and Revision: 08/20/2020
Schedule A: brought Effective Date forward
Schedule B-I: deleted Items 13, 15 and 16; revised Tax Note
Schedule B-II: revised Item 14

Update and Revision: 05/20/2020
Schedule A: brought Effective Date forward
Schedule B-I: added Items 13 and 16; revised Tax Note
Schedule B-II: revised Item 08.

Update and Revision: 03/20/2020
Schedule A: brought Effective Date forward
Schedule B-I: added Item 14; revised Tax Note

SCHEDULE A
1. Commitment Date: August 04, 2020 at 8:00 AM

2. Policy or Policies to be issued: Proposed Amount of Insurance:

a. ALTA Owner's Policy of Title Insurance $5,400,000.00
(6-17-06) (with Florida modifications)

Proposed Insured: NGI Investments, LLC, a Georgia limited liability company

b. ALTA Loan Policy of Title Insurance $1,000.00
(6-17-06) (with Florida modifications)

Proposed Insured: A Natural Person or Legal Entity To Be Designated

3.  The estate or interest in the Land described or referred to in this Commitment is Fee Simple as to
Parcel 1 and Easements as to Parcels 2, 3 and 4

4.  The Title is, at the Commitment Date, vested in:

Carissa, LLC, a Florida limited liability company

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B, Part II-Exceptions.
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5. The Land is described as follows:

See Exhibit "A" attached hereto and made a part hereof

First American
Title Insurance Company

MATIONAL COMMERCIAL SERVICES

By:
as an Authorized Signatory of First American Title Insurance Company National Commercial Services
) . ISSUED BY
“A% | First American First American Title Insurance Company
\'-\"-" __L_ﬁ;!@:'
Exhibit A File No: NCS-991651-ATL

File No.: NCS-991651-ATL
The Land referred to herein below is situated in the County of Lee, State of Florida, and is described as follows:
PARCEL 1:

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTION 17,
TOWNSHIP 45 SOUTH, RANGE 25 EAST, BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH ONE QUARTER CORNER OF SAID SECTION 17; THENCE S.00°06'35"E. ALONG THE NORTH-
SOUTH QUARTER SECTION LINE OF SAID SECTION 17, FOR 658.74 FEET; THENCE S.88°56'52"W. ALONG THE NORTH
LINE OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION
17, FOR 654.76 FEET; THENCE S.00°22'36"E. ALONG THE WEST LINE OF SAID SOUTHEAST QUARTER OF THE
NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 17 AND THE CENTERLINE OF A 60.00 FOOT
WIDE INGRESS AND EGRESS EASEMENT AS DESCRIBED IN OFFICIAL RECORDS BOOK 4609, PAGE 4248, LEE COUNTY
PUBLIC RECORDS, FOR 664.60 FEET; THENCE N.88°48'50"E. ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER
OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER AND THE CENTERLINE OF A 60.00 FOOT WIDE
VIEWER'S ROAD AS DESCRIBED IN COUNTY COMMISSIONERS MINUTE BOOK 5, PAGE 669, SAID PUBLIC RECORDS,
FOR 651.68 FEET; THENCE N.00°06'35"W. ALONG SAID NORTH-SOUTH QUARTER SECTION LINE OF SECTION 17, FOR
30.00 FEET TO THE NORTH LINE OF SAID 60.00 FOOT WIDE VIEWER'S ROAD; THENCE N.88°52'35"E. ALONG SAID
NORTH LINE FOR 98.08 FEET TO THE WESTERLY RIGHT OF WAY LINE OF SIX MILE CYPRESS PARKWAY (250.00 FEET
WIDE); THENCE N.20°01'31"E. ALONG SAID WESTERLY RIGHT OF WAY LINE, FOR 1389.14 FEET; THENCE
S.88°29'12"W. ALONG THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 17, FOR 576.42 FEET TO
THE POINT OF BEGINNING.

SUBJECT PARCEL CONTAINS: 19.96 ACRES, MORE OR LESS.
PARCEL 2:

Easements and other interests in real property contained in those certain Roadway Easements, as described in Warranty

Deeds recorded in Official Records Book 729, Page 618 and Official Records Book 1681, Page 1390, of the Public Records
of Lee County, Florida.
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PARCEL 3:

Original Application Dated 09-08-2020

Easements and other interests in real property contained in that certain Easement Agreement by and among Stephanie
Miller, Trustee, Carissa, LLC, a Florida limited liability company and Crystal Six Mile Partners, LLC, a Florida limited liability
company, dated January 11, 2006 and recorded January 16, 2007 in Instrument No. 2007000016691, of the Public

Records of Lee County, Florida.

PARCEL 4:

Easements and other interests in real property contained in that certain Declaration of Covenants, Conditions and
Restrictions for Carissa Commercial Park by Carissa LLC, a Florida limited liability company and Crystal Six Mile Partners,
LLC, a Florida limited liability company, dated December 21, 2007 and recorded February 12, 2008 in Instrument No.
2008000038029, of the Public Records of Lee County, Florida.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
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) ) ALTA Commitment for Title Insurance
Z2d% | First American
e ISSUED BY
First American Title Insurance Compan
Schedule BI pany
File No: NCS-991651-ATL

Commitment No.: NCS-991651-ATL

SCHEDULE B-I

Requirements
All of the following Requirements must be met:

1.  The Proposed Insured must notify the Company in writing of the name of any party not referred to in
this Commitment who will obtain an interest in the Land or who will make a loan on the Land. The
Company may then make additional Requirements or Exceptions.

2. Pay the agreed amount for the estate or interest to be insured.
3. Pay the premiums, fees, and charges for the Policy to the Company.

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured,
or both, must be properly authorized, executed, delivered, and recorded in the Public Records.

(@)  Warranty Deed conveying the land from Carissa, LLC, a Florida limited liability company
to NGI Investments, LLC, a Georgia limited liability company. In connection with said deed,
we will further require:

1) Production of a copy of the articles of organization and regulations, if adopted, with an
affidavit affixed thereto that it is a true copy of the articles of organization and
regulations, and all amendments thereto, and that the limited liability company has not
been dissolved;

2) That said deed shall be executed by all of the members, unless the articles of
organization provides that the company shall be governed by managers; then said deed
shall be executed by all of the managers, unless said articles of organization and
regulations show no limitation on the authority of one member, or one manager, if
applicable, to execute a conveyance;

3) Should any member or manager, if applicable, be other than a natural person, we will
require proof of good standing as well as documentation of authority of the person to
execute documents on its behalf;

4) Certificate of Organization from the Secretary of State, showing the limited liability
company to have been formed as of January 10, 2006, together with proof as to the
current status of said limited liability company;

5) Satisfactory evidence of compliance with all requirements regarding conveying company
property contained in the articles of organization and regulations, if adopted; and

6) The Company reserves the right to make such further requirements as it deems
necessary after review of any of the documentation required above.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
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(b)  Mortgage encumbering the land from NGI Investments, LLC, a Georgia limited liability
company, to the proposed insured mortgagee, in the principal amount of $1,000.00. In
connection with said mortgage, we will further require:

1) Production of a copy of the articles of organization and regulations, if adopted, with an
affidavit affixed thereto that it is a true copy of the articles of organization and
regulations, and all amendments thereto, and that the limited liability company has not
been dissolved;

2) That said mortgage shall be executed by all of the members, unless the articles of
organization provides that the company shall be governed by managers, then said
mortgage shall be executed by all of the managers, unless said articles of organization
and regulations, show no limitation on the authority of one member, or one manager, if
applicable, to execute a mortgage;

3) Should any member, or manager, if applicable, be other than a natural person, we will
require proof of good standing as well as documentation of authority of the person to
execute documents on its behalf;

4) Certificate of Organization from the Secretary of State, showing the limited liability
company to have been formed as of the date of acquisition of subject property, together
with proof as to the current status of said limited liability company;

5) Satisfactory evidence of compliance with all requirements regarding encumbering
company property contained in the articles of organization and regulations, if adopted;
and

6) The Company reserves the right to make such further requirements as it deems
necessary after review of any of the documentation required above.

5. Payment, cancellation and satisfaction of record of Mortgage and Security Agreement, executed by
Carissa, LLC, a Florida limited liability company, in favor of FineMark National Bank & Trust, recorded
February 2, 2009 in Instrument No. 2009000026223, as affected by Mortgage Modification
Agreement, recorded in Instrument No. 2010000245045, and as further affected by Mortgage
Modification Agreement, recorded in Instrument No. 2011000236203, and as further affected by
Mortgage Modification Agreement, recorded in Instrument No. 2013000001065, and as further
affected by Mortgage Modification Agreement, recorded in Instrument No. 2014000002087, and as
further affected by Mortgage Modification and Renewal Agreement, recorded in Instrument No.
2015000267606, and as further affected by Mortgage Modification and Renewal Agreement, recorded
in Instrument No. 2018000001155, of the Public Records of Lee County, Florida.

6. Release of Collateral Assignment of Rents and Leases from Carissa, LLC, a Florida limited liability
company to FineMark National Bank & Trust recorded February 2, 2009, in Instrument No.
2009000026224, of the Public Records of Lee County, Florida.

7.  The name(s) of the Proposed Insured under the Mortgage Policy must be furnished in order that this
Commitment may become effective. The Company reserves the right to make such additional
requirements as it may deem necessary.

8.  The actual value of the estate or interest to be insured must be disclosed to the Company and,
subject to approval by the Company, entered as the amount of the Policy to be issued.

9. Survey prepared by a Florida registered land surveyor; dated no more than 90 days prior to the
closing date of subject transaction; certified to the proposed insured(s), First American Title
Insurance Company, and all other parties in interest; meeting the minimum standards for all land
surveys as set forth in Chapter 472.027, Florida Statutes or in Chapter 21 HH 6, Florida
Administrative Code. The Company reserves the right to make such additional requirements and/or to
modify the legal description (shown on Schedule A herein), as it may deem necessary.
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10.

11.

12.

13.

14.

15.

16.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue

Note: Items 1, 2, 3, 4, 5 and 6 of Schedule B, Section 2 of the Commitment, will be deleted from any
policies issued pursuant thereto upon our review and acceptance of a survey acceptable to the
Company, certified in accordance with Florida Statutes, or such other proof as may be acceptable to
the Company, relating to any rights, interests or claims affecting the land which a correct survey
would disclose, and an Affidavit of Possession and No Liens in accordance with Florida Statutes, and
the Company's review of the potential exposure for construction liens. The Company reserves the
right to include exceptions from coverage relating to matters disclosed by the survey or other proof,
the Affidavit, or discovered in the Company's review of the potential exposure for construction liens,
and to make such additional requirements as it may deem necessary.

Satisfactory evidence of payment of any municipal liens or assessments for public improvements or
assessments, as provided for by Chapter 159, Florida Statues, in favor of any city, town, village or
port authority for unpaid service charges for service by any water, server or gas systems supplying
the lands described herein. A municipal lien search will need to be ordered and will take 10 to 15
business days to complete. Suggested vendors are:

Abramowitz Tax & Lien Service, Inc.
816 South Military Trail

Deerfield Beach, FL 33442

Phone: (954) 480-6529

American Lien & Estoppel Services, LLC
6413 Congress Avenue, Ste 130

Boca Raton, FL 33487

Phone: (561) 922-5305

Note: The Company reserves the right to make additional requirements as it may deem necessary.
This item has been intentionally deleted.

Pay any and all taxes and/or assessments, levied and assessed against the Land, that are due and
payable.

This item has been intentionally deleted.
This item has been intentionally deleted.

Note: 2019 Real Estate taxes are PAID in the gross amount of $6,658.60 under Tax Parcel I.D. No.
17-45-25-00-00004.0000.

2019 Real Estate taxes are PAID in the gross amount of $5,801.36 under Tax Parcel I.D. No.
17-45-25-00-00004.0020.

2019 Real Estate taxes are PAID in the gross amount of $6,107.98 under Tax Parcel I.D. No.
17-45-25-01-00000.0270.

2019 Real Estate taxes are PAID in the gross amount of $5,237.97 under Tax Parcel I.D. No.
17-45-25-01-00000.0280.

2019 Real Estate taxes are NO TAX DUE in the gross amount of $0.00 under Tax Parcel 1.D.
No. 17-45-25-01-00000-07CE.

FLORIDA RECORDING FEES:

Recording Fees: $10.00 for the first page / $8.50 each additional page
PLUS e-filing fee of $4.00 per document
PLUS $1.00 indexing fee for each name over 4
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Deed Transfer Tax (called Documentary Stamp Tax): $.70 per $100 (rounded up to the nearest

$100)

Mortgage Tax:

for all FL counties EXCEPT Miami-Dade where the rate for all property
except single family residences is $10.50/$1000 (rounded to the nearest

$100)

Comprised of 2 taxes: Documentary Stamp Tax PLUS Intangible Tax
Documentary Stamp Tax: $.35/$100 (rounded up to the nearest $100)
Intangible Tax: $2.00/$1000

In the case of taxes on Mortgage Modifications or Assumptions, please contact the assigned FL

Underwriter.

FLORIDA RECORDING STANDARDS:

Margins - First Page:

Margins - Add'l Pages:

Paper Size:

Leave 3" x 3" right hand top margin blank; place name and address of
preparer and return-to address in left hand 3"; all other margins: 1"
1l|

Either 8.5" x 11" or 8.5" x 14"

Tax Parcel No.: Must be present on the face of all deeds.

Signatures:

Addresses:

Witnesses:

Names must be legibly printed, typed or stamped immediately beneath the
signatures.

The post office address of Grantor and Grantee must be legibly printed, typed or
stamped within the document.

Two (2) witnesses are required on all conveyances of an interest in land. The name
of each witness must be legibly printed, typed or stamped beneath the signatures.

Preparer/Return-to:

The name, title and address of the person who prepared the document
must be legibly printed, typed or stamped after the words "This document
prepared by:" Also include a return-to address on the first page.
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ALTA Commitment for Title Insurance

o First American SSUED BY

Sched ule BII First American Title Insurance Company

File No: NCS-991651-ATL

SCHEDULE B-II

Exceptions

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION
CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE
SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW
BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP,
FAMILIAL STATUS, OR NATIONAL ORIGIN.

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or
easement identified in Schedule A, and will include the following Exceptions unless cleared to the
satisfaction of the Company:

1. Defects, liens, encumbrances, adverse claims or other matters, if any, created, first appearing in the
public records or attaching subsequent to the Effective Date but prior to the date the proposed
insured acquires for value of record the estate or interest or mortgage thereon covered by this
Commitment.

2. Any rights, interests, or claims of parties in possession of the land not shown by the public records.

3. Any encroachment, encumbrance, violation, variation or adverse circumstance affecting the Title that
would be disclosed by an accurate and complete land survey of the land.

4.  Any lien or right to a lien for services, labor, material or equipment, unless such lien is shown by the
Public Records at Date of Policy and not otherwise excepted from coverage herein.

5.  Any dispute as to the boundaries caused by a change in the location of any water body within or
adjacent to the land prior to Date of Policy, and any adverse claim to all or part of the land that is, at
Date of Policy, or was previously under water.

6.  Taxes or special assessments not shown as liens in the public records or in the records of the local
tax collecting authority, at Date of Policy.

7. Any minerals or mineral rights leased, granted or retained by current or prior owners, without right of
entry.

8.  Taxes and assessments for the year 2020 and all subsequent years, which are not yet due and
payable.

9.  0il, gas and mineral reservations contained in the Instrument(s) recorded in Deed Book 258, Page
453, as affected by transfers of mineral interests, including, but not limited to those recorded in
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Official Records Book 1728, Page 4701, Official Records Book 1747, Page 866, Official Records Book
1748, Page 1072, Official Records Book 1763, Page 1806, Official Records Book 1922, Page 730,
Official Records Book 1922, Page 732, Official Records Book 2230, Page 39, Official Records Book
2253, Page 3555, Official Records Book 2410, Page 2017, in Instrument No. 2008000327596, of the
Public Records of Lee County, Florida..

10.  This item has been intentionally deleted.

11. Roadway Easements, as described in Warranty Deeds recorded in Official Records Book 729, Page
618 and Official Records Book 1681, Page 1390, of the Public Records of Lee County, Florida.

12. Lee County Ordinance No. 86-14, related to garbage and solid waste collection, recorded in Official
Records Book 2189, Page 3281, and as affected by Lee County Ordinance No. 86-38, of the Public
Records of Lee County, Florida.

13. Lee County Resolution No. 93-09-51, designating Six Mile Cypress Parkway as a controlled access
road, recorded in Official Records Book 2680, Page 3419, of the Public Records of Lee County,
Florida.

14.  Covenant to Share Development Costs, recorded January 12, 2006 in Instrument No.
2006000017853, of the Public Records of Lee County, Florida; as affected by Affidavit recorded in
Instrument No. 2020000184816.

15. Easement Agreement, for ingress, egress and drainage purposes, recorded January 16, 2007 in
Instrument No. 2007000016691, of the Public Records of Lee County, Florida.

16. Environmental Resource Permit Notices, recorded in Instrument No. 2007000068140 and in
Instrument No. 2007000313780, of the Public Records of Lee County, Florida.

17.  Declaration of Covenants, Conditions and Restrictions for Carissa Commercial Park, recorded
February 12, 2008 in Instrument No. 2008000038029, of the Public Records of Lee County, Florida.

18. Notice of Development Order Approval, recorded October 15, 2008 in Instrument No.
2008000272759, of the Public Records of Lee County, Florida.

19. Notice of Development Order Approval, recorded May 5, 2009 in Instrument No. 2009000121382, of
the Public Records of Lee County, Florida.

20.  Grant of Perpetual Public Utility Easement, recorded August 10, 2009 in Instrument No.
2009000217775, of the Public Records of Lee County, Florida.

21.  Terms and conditions of any existing unrecorded lease(s), and all rights of lessee(s) and any parties
claiming through the lessee(s) under the lease(s).

22.  Any facts, rights, interests or claims that may exist or arise by reason of the following matters
disclosed by an ALTA/NSPS survey made by Banks Engineering on February 20, 2020 last revised
February 21, 2020, designated 2961F:

(A) Fences around the property cross in and out of the boundary line. Ownership unknown.
(B) Signs on the south side of the property crosses the boundary line onto adjoining property.
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are prohibited. Reprinted under license from the American Land Title Association.
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Note: All of the recording information contained herein refers to the Public Records of Lee County,
Florida, unless otherwise indicated. Any reference herein to a Book and Page is a reference to the Official

Record Books of said county, unless indicated to the contrary.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B, Part II-Exceptions.

Copyright 2006-2016 American Land Title Association. All rights reserved.

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses

are prohibited. Reprinted under license from the American Land Title Association.
ALTA Commitment for Title Insurance (8-1-16) with Florida Modifications
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First American

Notices - Where Sent

All notices required to be given the Company and any statement in writing required to be furnished the
Company shall include the number of this policy and shall be addressed to the Company, Attention:
Claims Department, 1 First American Way, Santa Ana, CA 92707 (claims.nic@firstam.com).

Service, Quality and Availability

First American Title Insurance Company cares about its customers and their ability to obtain information
and service on a convenient, timely and accurate basis. A qualified staff of service representatives is
dedicated to serving you. A toll-free number is available for your convenience in obtaining information
about coverage and to provide assistance in resolving complaints at 1-800-854-3643. Office hours are
from 8:30 a.m. through 5:30 p.m. PST Monday through Friday.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B, Part II-Exceptions.

Copyright 2006-2016 American Land Title Association. All rights reserved.
The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses
are prohibited. Reprinted under license from the American Land Title Association.
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First American

REISSUE CREDIT NOTICE

Issued by
First American Title Insurance Company

YOU MAY BE ENTITLED TO A REDUCED PREMIUM FOR TITLE INSURANCE IF THIS OFFICE IS
PROVIDED WITH A PRIOR OWNER'S POLICY INSURING THE SELLER OR MORTGAGOR IN
THE CURRENT TRANSACTION.

The purpose of this letter is to provide you with important information regarding the title insurance
premium that has been or will be charged in connection with this transaction.

Eligibility for a discounted title insurance premium will depend on:

REFINANCE TRANSACTIONS:
To qualify for a reduced premium for title insurance you must provide our office with a copy of your
prior owner’s policy of title insurance insuring your title to the above-referenced property.

SALES TRANSACTIONS:

To qualify for a reduced premium for title insurance you must provide our office with a copy of your
(or your seller’s) prior owner’s policy of title insurance insuring your title to the above referenced
property. The effective date of the prior owner’s policy must be less than three years old or the
property insured by the policy must be unimproved (except roads, bridges, drainage facilities and
utilities are not considered improvements for this purpose).

To qualify for the reduced rate, you or your representative may hand deliver, mail or fax a copy of the
prior owner’s policy of title insurance to your First American issuing agent conducting your settlement
prior to closing, although we will accept the prior policy up to 5 working days after the closing date of
your transaction.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance. This Commitment is not valid without the Notice; the Commitment to Issue
Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B, Part II-Exceptions.

Copyright 2006-2016 American Land Title Association. All rights reserved.

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses
are prohibited. Reprinted under license from the American Land Title Association.
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Date of Report: August 26, 2020
Buffer Distance: [550 ]feet[ Rerun ]
Parcels Affected: 15

17-45-25-00-00004.0000, 17-45-25-00-00004.0020, 17-45-25-01-00000.0270, 17-45-25-01-00000.0280,
17-45-25-01-00000.07CE

Click here to download the map image, mailing labels (Avery
5161).and CSV formatted information.

Subject Parcels:

To change, add or remove subject parcels please change the parcel selection in GeoView

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION Illzl/llﬁgx
WEINER KENNETH A TR + 08-45-25-00-00004.0000 PARL SEC 8 TWP 45 RGE 25 1
8260 COLLEGE PKWY SU 203 11900 BEN C PRATT SIX MILE DESC OR 1046 PG 44
FORT MYERS FL 33919 CYPRESS PKWY LESS PARL W OF SR 80B

FORT MYERS FL 33966
CORAL ROCK LLC 08-45-25-00-00004.0010 SE 1/4 OF SE 1/4 OF SW 1/4 2
INCORE RESIDENTIAL 7400/7420 PENZANCE BLVD
PO BOX 60195 FORT MYERS FL 33966
FORT MYERS FL 33906
PENZANCE SQUARE LLC 08-45-25-00-00004.0020 SW 1/4 OF SW 1/4 OF SE 1/4 3
9250 CORCKSCREW RD #8 7530 PENZANCE BLVD LESS RD R/W ALSO LESS R/W
ESTERO FL 33928 FORT MYERS FL 33966 FOR SR 80-B SIX MILE PKWY
LEE COUNTY 08-45-25-00-00004.0050 PARL IN E 1/2 OF SEC E OF SIX 4
PO BOX 398 7791/7881 PENZANCE BLVD MILE CYPRESS DESC ORS
FORT MYERS FL 33902 FORT MYERS FL 33966 1398/905

1497/512 1471/969 + 1477/2348

SOUTH FLA WATER MGMT DIST 17-45-25-00-00001.0000 PARL INNE 1/4 SEC 17 5
LAND MANAGEMENT 12321 BEN C PRATT SIX MILE TWP 45 R 25 DESC IN



https://gissvr.leepa.org/variance/VarianceReport.aspx?FolioID=10256905,10256907,10256934,10256935,10585564&Distance=550&task=down
http://gissvr.leepa.org/Geoview2/?FolioID=10256905

DCI2020-00013 Lee County ePlan

Original Application Dated 09-08-2020

PO BOX 24680 CYPRESS PKWY OR 1117 PG 1102 LESS R/W
WEST PALM BEACH FL 33416 FORT MYERS FL 33912 INST# 2009000253494
LEE COUNTY 17-45-25-00-00004.0010 PARL IN SEC 17 T45 R25 6
PO BOX 398 12121 BEN C PRATT SIX MILE DESC OR 1452 PG 621
FORT MYERS FL 33902 CYPRESS PKWY
FORT MYERS FL 33966
PARKER CATHERINE SUE + 17-45-25-01-00000.0100 SUBURBAN RANCHETTES 7
12150 J V PARKER LN 12091 BLASINGIM RD UNREC
FORT MYERS FL 33966 FORT MYERS FL 33966 OR 273 PG 94 LOT 10+ LOTS 18

THRU 20

LESS W 30 FT OF LOT 10 + LESS
E30FT

OF LOTS 18-20 + S 30 FT OF LOT
20

KASIREDDY HEMAPRASAD R
7503 SIKA DEER WAY
FORT MYERS FL 33916

17-45-25-01-00000.0170
12030 J V PARKER LN
FORT MYERS FL 33966

SUBURBAN RANCHETTES
UNREC

OR 273 PG 94

LOT 17

LESSE30FT

CRYSTAL SIX MILE PARTNERS LLC

17-45-25-01-00000.01CE

A RD R/W IN NW 1/4 OF

3914 W RIVERSIDE DR RIGHT OF WAY SEC 17 TWP 45 RGE 25 AS
FORT MYERS FL 33901 FORT MYERS FL 33966 DESC IN 2007000308799 AKA
W 30 FT OF LOTS 29 + 30
SUBURBAN RNACHETTES
UNREC OR 273 PG 94
CYPRESS VILLAGES LLC 17-45-25-01-00000.0210 SUBURBAN RANCHETTES 10
4301 VERONICA S SHOEMAKER 12270 J V PARKER LN UNREC
BLVD FORT MYERS FL 33966 OR 273 PG 94
FORT MYERS FL 33916 LOTS 21 +22
LESS N 30 FT
PARKER LANE DEVELOPMENTS LLC 17-45-25-01-00000.0250 SUBURBAN RANCHETTES 11
400-3800 STEELES AVE W 12031 J V PARKER LN UNREC
WOODBRIDGE ON L4L 4G9 FORT MYERS FL 33966 OR 273 PG 94
CANADA LOT 25
LESS W 30 FT
PARKER LANE DEVELOPMENTS LLC 17-45-25-01-00000.0260 SUBURBAN RANCHETTES 12
400-3800 STEELES AVE W 12091 J V PARKER LN UNREC.
WOODBRIDGE ON L4L 4G9 FORT MYERS FL 33966 OR 273 PG 94
CANADA LOT 26
LESS W 30 FT

PARKER LANE DEVELOPMENT LLC

17-45-25-01-00000.02CE

A RD R/W IN NW 1/4 OF

13

3800 STEELES AVE W STE 400W RIGHT OF WAY SEC 17 TWP 45 RGE 25 AS
WOODBRIDGE ON L4L 4G9 FORT MYERS FL 33966 DESC IN 2007000140188
CANADA
CRYSTAL SIX MILE PARTNERS LLC  17-45-25-01-00000.0300 SUBURBAN RANCHETTES 14
PO BOX 07067 12140-155 CARISSA COMMERCE UNREC
FORT MYERS FL 33919 CT OR 273 PG 94

FORT MYERS FL 33966 LOT29 LESSE30FT+N30FT +

R/W +

LOT 30 LESS W 30 FT + RD R/'W
SIX MILE

PARKER LANE DEVELOPMENT LLC

3800 STEELES AVE W STE 400W
WOODBRIDGE ON L4L 4G9
CANADA

17-45-25-01-00000.09CE
RIGHT OF WAY
FORT MYERS FL

PT OF RD R/W IN SW 1/4 OF NE
1/4 OF NW 1/4 OF

SEC 17 TWP 45 R 25

AKA E 30' OF LOTS 19 + 20

15
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WEINER KENNETH A TR +
8260 COLLEGE PKWY SU 203
FORT MYERS FL 33919

PENZANCE SQUARE LLC
9250 CORCKSCREW RD #8
ESTERO FL 33928

SOUTH FLA WATER MGMT DIST
LAND MANAGEMENT

PO BOX 24680

WEST PALM BEACH FL 33416

PARKER CATHERINE SUE +
12150 J V PARKER LN
FORT MYERS FL 33966

CRYSTAL SIX MILE PARTNERS LLC
3914 W RIVERSIDE DR
FORT MYERS FL 33901

PARKER LANE DEVELOPMENTS LLC
400-3800 STEELES AVE W
WOODBRIDGE ON LA4L 4G9
CANADA

PARKER LANE DEVELOPMENT LLC
3800 STEELES AVE W STE 400W
WOODBRIDGE ON LA4L 4G9
CANADA

PARKER LANE DEVELOPMENT LLC
3800 STEELES AVE W STE 400W
WOODBRIDGE ON LAL 4G9
CANADA

Original Application Dated 09-08-2020

CORAL ROCK LLC
INCORE RESIDENTIAL
PO BOX 60195

FORT MYERS FL 33906

LEE COUNTY
PO BOX 398
FORT MYERS FL 33902

LEE COUNTY
PO BOX 398
FORT MYERS FL 33902

KASIREDDY HEMAPRASAD R
7503 SIKA DEER WAY
FORT MYERS FL 33916

CYPRESS VILLAGES LLC
4301 VERONICA S SHOEMAKER BLVD
FORT MYERS FL 33916

PARKER LANE DEVELOPMENTS LLC
400-3800 STEELES AVE W
WOODBRIDGE ON L4L 4G9
CANADA

CRYSTAL SIX MILE PARTNERS LLC
PO BOX 07067
FORT MYERS FL 33919
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