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Dirk A Danley Jr April 1, 2022
Senior Planner

Lee County Community Development

1500 Monroe St.

Fort Myers, FL 33902

Re: Alico Crossroads
DCI2022-00005 - Major MPD
Sufficiency #1 Re-Submittal

Mr. Dunn,

In response to the comment letter dated February 16, 2022, enclosed are the following items
for your review:
1. Property Development Regulations Table
Letter of Utility Availability
Historic Flowways Map
Master Concept Plan A
Master Concept Plan B
Request Statement
Surface Water Narrative
Schedule of Uses
9. Legal Description and Sketch
10. Boundary Survey
11. Title Commitment
12. Environmental Resource Permit
13. Restoration Plan
14. TIS Sufficiency Responses

PN W

In addition to the above items, written responses to the comments are provided below:

Zoning Review:

1. Residential development over 37.2 acres requires 2 points of ingress and egress
in accordance with LDC Section 10-291(3). In Master Concept Plan “A” the
residential portion only depicts point. Please update the MCP to adhere to this
requirement.

Both Master Concept Plans show 2 points of ingress and egress — 1 to Three Oaks Parkway
and the other to the south connecting to the Vintage Commerce Center.

2. The application document proposes a maximum height of 35 feet for retail uses,

and 75 feet for the remainder of commercial uses, but the property development
regulations table proposes 75 feet for all commercial uses. Please clarify.
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Please see the attached revised Property Development Regulations table.

3. Please provide a letter of utility availability in accordance with LDC Section 34-
202(a)(10)

Please see the attached utility letter of availability.

4. Please provide a rare and unique upland habitat map and existing and historic
flowways map in accordance with LDC Section 34-373(a)(4)b.iii. and v. If you do
not believe that these items are able to be procured, please submit for a waiver
of submittal requirements.

Please see the attached Historic Flowways. There are no Rare and Unique Upland Habitats
on there property. Therefore, this requirement is not applicable.

5. Staff Note - All deviations must be included with analysis of deviation
criteria and the deviations must be keyed to the MCP.

Please see the attached revised Master Concept Plans.

Planning Review:

1. Please update the following policies, to reflect the current version of the Lee Plan:
- Policy 1.7.6: needs to be changed to 1.6.5, as 1.7.6 is no longer a policy
- Goal 5
- Objective 135.1

Please see the attached revised Request Statement.

2. A corner on the northwestern portion of the property falls within Airport
Noise Zone C. Please include discussion on this, in regards to Policy 47.2.1,
as well as land use compatibility in general, in regards to aviation facilities.

Please see the attached revised Request Statement.

Development Services Review:
1. 34-373(a)(6)(a) Please show all easements on the proposed MCPs. The 5’ UE
and 7.5’ PUE along Three Oaks Parkway is not shown on the MCPs.

The 5’ and 7.5’ PUEs have been shown on the MCPs. Please see the attached revised MCPs.

2. The MCP shows a perimeter berm through the indigenous area. The survey
shows an existing ditch in this area. Will the proposed berm impact the ditch
and any offsite flows conveyed by the ditch?

The indigenous area has been revised to exclude the area that will be occupied by the perimeter
berm. The noted ditch does not convey offsite flows through the property. The ditch was part
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of the original SFWMD Permit (36-05268-P) and provided storage along common future
property boundaries. The adjacent property to the south constructed a perimeter berm along
the property line. The ditch terminates at the east of the property and does not provide any
conveyance for offsite flows from I-75 or other adjacent properties.

3. 34-373(a)(6)(c) - Please provide the approximate dimensions of the
lots/parcels on the MCP. - #s

The areas of the parcels have been added to the MCPs. Please see the attached revised
MCPs.

4. 34-373(a)(6)(b) - Please show the general location of all vehicular access from
the internal right-of-way to subdivision lots.

Locations of internal access points to the commercial parcels as well as the additional access
to the residential parcels have been added to the MCPs. Please see the attached revised
MCPs.

5. Itis assumed that an internal street right-of-way is proposed however it is not
labeled on the MCP nor is the line type used shown on the legend. Please clarify.

The internal ROW has been label “Private ROW” and the width dimensioned.

7. Please provide a surface water management narrative with your resubmittal
in accordance with 34-373(b). Please show any areas dedicated to surface
water management facilities on the MCP.

See attached SWM Narrative. MCP-A would likely include a wet detention pond which
has been shown. Please see the attached revised MCP-A.

8. The MCPs shows dedicated residential, commercial and preserve areas but
applicant provided a single schedule of uses. Are all uses proposed for all
the residential and commercial areas shown on the MCPs. The proposed
schedule of uses did not list any residential uses. Please clarify.

Please see the attached revised Schedule of Uses.

9. The MCP does not show any lake areas please clarify deviation requires number
one. Deviation(1) will require additional stabilization measures above sod.
Additional enhanced slope protection measures such as enhanced herbaceous
plantings in combination with an appropriate geosynthetic turf mat may be
required at time of development order in accordance with 10-329(d)(4).

A wet detention lake has been shown on MCP-A and Deviation 1 noted. It is acknowledged
the requirements of 10-329(d)(4) would be required at the time of Development Order.

3|Page



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

10.[10-296(k)(1)] Cul-de-Sacs. Dead-end streets, designed to be so permanently,
must be closed at one end by a circular turnaround for vehicles and constructed
in compliance with the LCLDC. MCP B shows what appears to be a dead end
right-of-way adjacent to the proposed commercial parcel on the east side of the
site. Please clarify.

The proposed private ROW would end at the eastern commercial parcel on MPC-B. Additional
circulation would be provided within the commercial parcel; a cul-de-sac is not necessary.

Legal Description Review:
1. Please provide a legal description and sketch in accordance with the
requirements of Lee County LDC §34-202(a)(5).

Please see the attached legal description and sketch.

2. Please provide a boundary survey in accordance with the requirements of Lee

County LDC §34-202(a)(6).

- The survey must be tied to the state plane coordinate system for the Florida
West Zone (the most current adjustment is required) with two coordinates,
one coordinate being the point of beginning (POB) and the other an opposing
corner.

- The perimeter boundary must be clearly marked with a heavy line and must
include the entire area to be developed. Please more clearly mark the area to
be developed.

The boundary survey has been revised. Please see the attached revised boundary survey.

3. Please provide a title certification in accordance with the requirements of Lee
County LDC §34-202(a)(7).
- Title certificate or title opinion, no greater than 90 days old at the
time of the initial development order submittal.
- The provided title certificate has an effective date of 08/11/2021, while
the submittal date was 01/17/2021.

Please see the attached updated Title Certificate.

Environmental Review:

1. Revise both MCP's to itemize the indigenous open space credits. Per LDC Section
10415(b) (3), in order to utilize the indigenous credits the preserve must be
indigenous, upland, and contiguous. The portions of the preserve that are
indigenous and upland must meet the minimum width and acreages to use the
percentage of credit. Currently, the notes state 150% and 110% credits are being
used but the applicant does not indicate where and provide the breakdown in
the open space calculation notes.
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The indigenous requirement has been met without the use of credits. Please see the attached
revised MCPs.

2. The soils map indicates that there is Pineda-Pineda, fine wet sand within the
indigenous areas. If there are wetlands, credits will not apply. Please revise
indigenous credits.

The subject property does not contain any South Florida Water Management District
(SFWMD) wetlands.

3. Indicate if a formal jurisdictional wetland determination (j/d) has been issued for
this site. As mentioned, the soils map indicates wetland soils and Lee Plan Policy
124 allows low density, recreational, and agricultural uses within wetlands. The
proposed uses do not meet the approved uses within the Lee Plan. Provide a
formal j/d to determine if there are state wetlands on the site. If there are,
provided the method of mitigation if the wetlands are to be impacted. If the
previous development was issued an ERP that allowed impacts to this area,
please provide this documentation.

The SFWMD issued Environmental Resource Permit (ERP) number 36-05268-P in July 2005
for a 629+ acre commercial/light industrial development of which Alico Crossroads is a part.
That permit has been modified several times and remains valid. The wetlands on the overall
property were delineated as a part of the permit application review process. The Alico
Crossroads portion of the overall project was mapped as upland pine flatwoods and improved
pasture and does not contain any wetlands. A copy of ERP 36-05268-P, including the
approved wetland map and wetland impact map, are attached. The approximate property
line for Alico Crossroads has been added to those drawings in red.

4. Revise the legends and preserve depiction on both MCP's to rename the
"indigenous preserve" to "indigenous restoration". Provide the acreages for
each type of indigenous area in the legend and label them on the depiction of
the preserve.

The indigenous preserve and restoration areas have been identified on the MCPs. The
areas have been updated as necessary.

5. The MCP's depict a perimeter berm proposed within the restoration area. The
perimeter berm is not considered indigenous as it changes the grade within the
preserve. Revise the MCP's and open space to remove this area from the
indigenous restoration or provide a berm outside of the preserve areas.

Please see the revised MCPs; the noted area is no longer part of the proposed indigenous
preserve or restoration areas.

6. Provide an indigenous restoration plan for the 3.02 acre indigenous restoration
area.
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The property contains 4.60+ acres of indigenous upland habitat. Of that total 3.50+ acres will
be preserved and 1.10+ acres will be impacted. The applicant proposes to restore 1.10+ acres
of indigenous uplands adjacent to the preserved uplands. The requested restoration plan for
the 1.10+ acres of indigenous restoration area is attached.

7. The commercial outparcels for both MCP's and the residential parcel
for MCP-B must be revised to depict Type-D buffers abutting the
internal rights-of-ways.

The noted buffer has been added to the MCPs. Please see the attached revised MCPs.

8. Courtesy Comment: Staff will be conditioning the enhanced 20-foot Type-
D buffer abutting Three Oaks Parkway to be consistent with Z-08-035,
Condition 17.

Acknowledged.

DOT Review:
1. The Master Concept Plan (MCP) needs to show the distances between the
proposed project's entrance and the adjacent streets/driveways on Three Oaks

Pkwy.
The internal and external separation distances have been added to the MCPs.

TIS Review:

1. One right-in/right-out and one full access on Three Oaks Pkwy are used in the
Traffic Impact Statement (TIS). However, only one full access is shown on the
Master Concept Plan (MCP). The right-in/right-out access in the TIS is too close to
the driveway to the south and Lee County DOT is unlikely to support. The TIS
needs to be revised with no right-in/right-out access.

Please see attached updated Figures A-1, A-2, 2 & 3, which were revised to remove the right-
in/right-out only access.

2. The information of intersection level of service (LOS) analysis shall be provided
for review.

Please see attached intersection analysis at the proposed site access drive on Three Oaks Parkway
as well as at the off-site intersection of Alico Road and Three Oaks Parkway. Note, the intersection
analysis at proposed site access drive on Three Oaks Parkway also included traffic volumes from
the rezoning TIS for Three Oaks Distribution Center (DCI2019-00013).
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Natural Resources Review:

1. Please provide a written description of the surface water management plan
per LDC 34373(b) (1).

Please see the attached Surface Water narrative.

2. The ditch on the southern property line appears to convey offsite flows
through the property. Please expand on how these flows will be

addressed.

Please provide an analysis of Lee Plan policies 60.1.1, 61.3.11, 125.1.2, and
126.1.4.

The noted ditch does not convey offsite flows through the property. The ditch was part of the
original SFWMD Permit (36-05268-P) and provided storage along common future property

boundaries.

The property to south has developed and eliminated the portion of the detention ditch on their
property and a perimeter berm has been constructed along the property line.

Please see the attached revised Request Statement for description of the noted policies.

If there are any questions, please do not hesitate to call me.
Sincerely,
Delisi, Inc.

L2

Daniel DeLisi, AICP
President
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ALICO CROSSING MPD

Property Development Regulations

Commercial (Feet) Multi-Family
(Feet)
Development Criteria
Minimum Setback from Three Oaks Parkway 20 N/A
Minimum Setback from Internal Roadway 20 20
Minimum Setback from Other Perimeter Boundaries 20 20
1/2 the sum of the height of

Minimum Separation between Buildings the adjacent building, 35-feet Min.

minimum 10-feet
Maximum Building Height 75 (Office), 35 (Retail) 55
Maximum Lot Coverage 45 percent 45 percent
Side Yard Setback 10 N/A
Rear Yard Setback (principle and accessory) 20 N/A
Waterbody Setback (To Edge of Water/Control Elev.) 20 20
Preserve Area Setback (principle and accessory) 20 20
Lot Area and Dimensions
Area 20,000 SF N/A
Width 100-feet N/A
Depth 200-feet N/A
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Southwest Florida

BOARD OF COUNTY COMMISSIONERS

John E. Manning

District One September 17, 2021 Via E-Mail

Cecil L Pendergrass
District Two

Lisa Giordano

Raymond Sandell Delisi Fitzgerald, Inc.

o Hamman 1605 Hendry Street

District Four Fort Myers, FL 33901

DistnctFve RE: Potable Water and Wastewater Availability
Roger Desjarlais Alico Crossroads, 16541 Three Oaks Parkway
county Manager STRAP # 03-46-25-00-00001.1080

Richard Wm Wesch
County Attorney

Dear Ms. Giordano

Donna Marie Collins
County Chief

Hearing Examiner 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 475 multi-family residential units ,
200,000 sq. ft. of commercial use, and a 250 room hotel with an estimated flow demand of
approximately 150,000 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
Green Meadows Water Treatment Plant.

Sanitary sewer service will be provided by Three Oaks 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 this parcel.

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
approval of all State and local regulatory agencies.

}:‘iReCyc,ed P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111
Paper lee-county.com
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER
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Alico Crossroads - Letter.Docx
September 17, 2021
Page 2

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

Sincerely,

LEE COUNTY UTILITIES

WM / "ﬂ/{'&fw‘

Mary McCormic

Technician Senior
239-533-8532

UTILITIES ENGINEERING
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ALICO CROSSING MPD

PLANNED DEVELOPMENT REZONING REQUEST STATEMENT
DECEMBER 23, 2021

Introduction

The Alico Crossing project (F.K.A Alico Crossroads Center CPD) is located along the
Three Oaks Parkway extension approximately 2 mile north of Alico Road at the
northwest quadrant of the Alico/I-75 interchange (see attached aerial map). The subject
property is located in the Gateway/Airport Planning Community and is being rezoned
concurrent with a proposed amendment to the Lee County Comprehensive Plan to move
the property from the Industrial Commercial Interchange to the General Interchange land
use category. The proposed rezoning requests approval of a mix of commercial uses with
a multi-family residential development. The proposed entitlements for the property are
475 residential units and 200,000 square feet of commercial floor area and 250 hotel
rooms.

Entitlement History

The subject property was originally zoned as Commercial Planned Development in 2003
(Z-03-17) and amended in 2008 to accommodate right of way taken for I-75 reducing the
development size from 51.5 to 46.7 +/- acres. The current zoning allows for 300,000
square feet of retail floor area, 51,000 square feet of office floor area and 125 hotel room:s.
The zoning also allowed for trip conversion of those intensities to increase in one use
category with a proportionate decrease in another use based on trips. The 2003 and 2008
zoning approvals were done prior to the allowance of residential development within the
General Interchange future land use category and prior to the County’s efforts to promote
mixed use development and diversify housing types through the inclusion of higher
density residential development in future urban areas.

In 2016, Lee County adopted CPA2015-06, which amended the General Interchange land
use category to allow for residential development at a standard density of up to 14
dwelling units per acre. Subsequent to this amendment, in 2020, the property to the south,
Vintage CPD, amended the Lee Plan to change the Vintage property from the
Commercial Industrial Interchange to General Interchange. This change allowed for an
amendment to the Vintage CPD to allow for the inclusion of residential units through a
conversion of commercial floor area. The approved residential uses in the Vintage CPD
are located contiguous to the subject property at the northern most parcel in the CPD.



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

Surrounding Uses and Compatibility

The subject property is located in an area with a mix of commercial and industrial uses.
I-75 isolates the subject property from the uses that are located to the east. Across I-75
are a mix of commercial and industrial uses and zoned properties. To the north of the
subject property are a mix of office/corporate headquarters and research and
development uses. To the west of the subject property are vacant lands zoned for
commercial and industrial uses.

To the south, of the subject property is the Vintage CPD. As described above, the
approved residential uses are located contiguous to the subject property at the northern
most parcel in the Vintage CPD. Similar to the subject property’s requested zoning
Amendment, the Vintage CPD contains a mix of residential and commercial uses.

Impact on Public Services

The subject property is located in an urban future land use category and has urban
services available to the site. As noted in the transportation analysis, the change in the
zoning will result in a reduction of anticipated daily trips by 28% from the approved uses
to the proposed uses. This reduction of trips is of benefit to Alico Road, Three Oaks
Parkway and the I-75 interchange. All other services are available and have capacity to
serve the subject property.

As detailed in Section 34-145(d)(4)a. 1 and 2. of the Land Development Code, the attached
application demonstrates the following:

a) Lee Plan Consistency

The proposed rezoning is consistent with the Lee Plan. An analysis of how the proposed
rezoning is consistent with the following Lee Plan policies is described below:

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Special areas
adjacent to the interchanges of Interstate 75 that maximize critical access points will be
designated on the Future Land Use Map. Development in these areas must minimize
adverse traffic impacts and provide appropriate buffers, visual amenities, and safety
measures. Each interchange area is designated for a specific primary role: General,
General Commercial, Industrial Commercial, Industrial, and University Village.
Residential uses are only permitted in these categories in accordance with Policy 1.3.2.

The attached zoning application is being submitted concurrent with an application to
amend the future land use category of the subject property to General Interchange. This
amendment will maximize the use of this critical interchange by providing a greater
diversity of uses on the subject property and the ability to develop a mixed-use plan.

2|Page
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The added residential uses wil be in proximity to major employment centers at or near
the Alico Interchange as well as at interchanges throughout Lee County.

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

The General Interchange land use category has a broad range of uses allowed, including
multi-family residential. The proposed density of residential multi-family development
is approximately 12.8 dwelling units per acre, less than the maximum standard
deensity. The commercial intensity is well within the allowable uses and intensities for
this land use category. The flexibility of uses and the residential allowed is the most
appropriate designation for the subject property based on its location adjacent to
General Interchange on the south and the employment centers to the north. The
proposed mixed-use plan will be well positioned to provide a needed diversity of
housing types to the surrounding employment uses.

POLICY 1.6.5: The Planning Districts Map and Acreage Allocation Table (Map 1-B and
Table 1(b)) depict the proposed distribution, extent, and location of generalized land
uses through the Plan’s horizon. Acreage totals are provided for land in each Planning
District in unincorporated Lee County. No development orders or extensions to
development orders will be issued or approved by Lee County that would allow the
acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded.

Table 1b includes 15 acres in the Gateway/Airport Planning community available for
residential development. Based on how the County calculates the total available acreage for
residential development, there is sufficient acreage available to meet the needs of the
proposed residential area for this project.

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.

The proposed zoning request represents an opportunity for compact development

patterns. The subject property is within an urban area near the Alico Interchange. Public
services are available to the subject property as evidenced by the existing zoning
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approval and the attached application. Development is occurring contiguous to the
north and on nearby properties in all directions. Letters of service availability have been
provided from each public service department. Locating residential on the subject
property will minimize urban sprawl by allowing for multi-family residential
development adjacent, in close proximity and with easy access to employment centers
throughout Lee County.

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 currently within a future urban area on the future land use map
and is surrounded by urban designated properties. The proposed land use category
allows for urban levels of residential development.

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 Section 163.3164(7), F.S.) 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.

As part of the submitted applications, letters of service availability have been obtained
from each of the service providers. The subject property is in an urban area where
public facilities exist, and capacity is available to serve the proposed development.

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 is located along the Three Oaks Extension, a future arterial road,
just to the north of the Alico Interchange with I-75. Water and sewer service is available
to the subject property. As evidenced by the attached letters of service availability,
public facilities exist to serve the proposed development.

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.).
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Potable water service is available to the subject property. Future development will be
required to connect to Lee County’s central water system.

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.

Sanitary sewer service is available to the subject property. Future development will be
required to connect to Lee County’s central wastewater system.

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.

Dex Bender has conducted an environmental assessment for the property. According to
the report, “The majority of the site is improved pasture with the remaining forested areas
containing high levels of exotics.” There are no environmentally sensitive areas on site.
However, the developer will meet the County’s indigenous preservation requirements,
which will preserve and restore a portion of the pine flatwoods area of the property.

GOAL 5: RESIDENTIAL LAND USES. To accommodate the projected population of
Lee County in the year 2045 in appropriate locations, guided by the Future Land Use
Map, and in attractive and safe neighborhoods with a variety of price ranges and housing

types.

The proposed rezoning will implement Goal 5 by located additional opportunity for
residential multi-family development, providing a diversity of housing opportunities
just north of San Carlos.

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 physical constraints or hazards that exist on the subject property that
would limit residential development.
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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 proposed rezoning directly implements the intent of Policy 5.1.3 in that it will
locate a high density residential near major employment centers. Directly to the north of
the subject property is the new Neogenomics headquarters as well as several other
corporate office buildings. Southwest Florida International Airport is within a 3-mile
drive of the subject property, and several employment centers that have developed
under the industrial/commerce designations in the comprehensive plan are located
within a few miles of the subject property. The proposed development is strategically
located to provide multi-family housing in close proximity to major employment areas
as well as the Interstate, giving the property easy access to employment centers
throughout Lee County.

POLICY 5.1.4: Prohibit residential development in all Industrial Development areas and
Airport Noise Zone B as indicated on the Future Land Use Map, except for residences in
the Industrial Development area for a caretaker or security guard.

The subject property is not in Noise Zone B. Noise Zone C covers only the northwest
corner of the subject property. Very little, if any, of the residential area will even be in
Noise Zone C. Most of the property is not located in any Noise Zone.

POLICY 5.1.5: 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 residential portion of the subject property is well located to be protected from the
encroachment of industrial or commercial uses. To the south of the subject property is
land zoned for residential use, in the General Interchange land use category. To the
north of the subject property are existing built office development. To the east is I-75
and to the west will be the commercial development that is part of the proposed Mixed
Use Planned Development that is be submitted concurrent with this application.

6|Page



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

POLICY 6.1.4: Commercial development will be approved only when compatible with
adjacent existing and proposed land uses and with existing and programmed public
services and facilities.

The existing zoning currently allows for commercial development and will continue to
provide for commercial development. The proposed zoning change will simply allow
residential uses, compatible with the surrounding existing and planned commercial and
residential development.

POLICY 6.1.5: The land development regulations will require that commercial
development be designed to protect the traffic-carrying capacity of roads and streets.

The proposed rezoning is in an area where capacity exists on the adjacent roadway
network. As shown in the attached Transportation Impact Statement, this proposed
amendment will not cause any negative impacts to the County Long Range
Transportation Plan. The proposed development will be a decrease in trips as compared
to the existing zoning and land use approvals.

GOAL 11: MIXED USE. Encourage mixed use developments that integrate multiple
land uses, public amenities and utilities at various scales and intensities in order to
provide: diversified land development; a variety of housing types; greater connectivity
between housing, workplaces, retail businesses, and other destinations; reduced trip
lengths; more transportation options; and pedestrian and bicycle-friendly environments.

The proposed rezoning represents a change to a mixed-use development with multi-
family residential, retail, office and hotel uses. The addition of the multi-family
residential development within the context of the surrounding land uses will provide a
housing opportunity in close proximity to major employment centers and create a
mixed-use environment that decreases trip lengths and diversifies that housing options
in close proximity to the workplace.

OBJECTIVE 47.2: DEVELOPMENT COMPATIBILITY IN VICINITY OF
AIRPORTS. Evaluate development proposals for property located within the vicinity of
existing or planned aviation facilities to ensure land use compatibility, to preclude
hazards to aircraft operations, and to protect airport capacities and facilities.

The northwest corner of the subject property is located in Airport Noise Zone C, outside
of the area where noise sensitive uses are prohibited. Most of the property is located
outside of any airport noise zone. The proposed development is separated from airport
operations by I-75 and will not have any impact on the growth of RSW. Even the small
portion of the property that is in Noise Zone C is primarily occupied by proposed
commercial development, not uses that are noise sensitive. Landscaped areas and water
management features will be designed consistent with the goal of minimizing wildlife
attractors.
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POLICY 47.2.1: Land use compatibility will be considered when reviewing development
proposals within the vicinity of existing or planned aviation facilities.

The northwest corner of the subject property is located in Airport Noise Zone C, outside
of the area where noise sensitive uses are prohibited. Most of the property is located
outside of any airport noise zone. The proposed development is separated from airport
operations by I-75 and will not have any impact on the growth of RSW. Even the small
portion of the property that is in Noise Zone C is primarily occupied by proposed
commercial development, not uses that are noise sensitive. Landscaped areas and water
management features will be designed consistent with the goal of minimizing wildlife
attractors.

POLICY 47.2.2: Maintain regulations in the LDC which restrict land uses in areas
covered by the Airport Noise Zones to uses that are compatible with the operation of the
airport.

The northwest corner of the subject property is located in Airport Noise Zone C, outside
of the area where noise sensitive uses are prohibited. Most of the property is located
outside of any airport noise zone. Even the small portion of the property that is in Noise
Zone C is primarily occupied by proposed commercial development, not uses that are
noise sensitive. The proposed development wil comply with all other land use
regulations ensuring compatibility with airport operations.

POLICY 47.2.3: Utilize the currently adopted Airport Master Plans, rules of Ch. 333,
Fla. Stat., and the Southwest Florida International Airport FAR Part 150 Study,
including updates, as a basis to amend the Lee Plan and the LDC to prohibit development
that is incompatible with the Southwest Florida International Airport or Page Field
Airport; and, to ensure future economic enhancement consistent with Objective 47.1.

The northwest corner of the subject property is located in Airport Noise Zone C, outside
of the area where noise sensitive uses are prohibited. Most of the property is located
outside of any airport noise zone. Even the small portion of the property that is in Noise
Zone C is primarily occupied by proposed commercial development, not uses that are
noise sensitive. The proposed development wil comply with all other land use
regulations ensuring compatibility with airport operations.

POLICY 47.2.4: In the interest of the safety of air commerce, the County will not
approve a temporary or permanent structure which is an obstruction to air navigation
and affects the safe and efficient use of navigable airspace or the operation of planned or
existing air navigation and communication facilities; or, does not comply with placement,
lighting and marking standards established by the Port Authority, Florida Statutes, or
FAA rules and regulations.
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The proposed development is not requesting building heights that would interfere with
airport operations.

POLICY 47.2.5: The safety of aircraft operators, aircraft passengers, and persons on the
ground will guide the Port Authority’s airports operations. Hazardous wildlife
attractants within 10,000 feet of a Port Authority airport’s Air Operations Area (AOA)
will be avoided by minimizing and correcting any wildlife hazards arising from wetlands
or water bodies in accordance with FAA AC 150/5200-33B, or as otherwise amended.
Site improvements on or near the Port Authority’s airports must be designed to minimize
attractiveness to wildlife of natural areas and man-made features such as
detention/retention ponds, landscaping, and wetlands, which can provide wildlife with
ideal locations for feeding, loafing, reproduction and escape.

Through the planned development process, the applicant will seek deviations to ensure
that landscaped areas and water management features will be designed consistent with
the goal of minimizing wildlife attractors.

POLICY 60.1.1: Require design of surface water management systems to protect or
enhance the grounduwater.

The subject property is part of the overall Stormwater Management System for
McGarvey Research Park. The overall system is permitted by South Florida Water
Management District under Permit # 36-05268-P and provides the required water
quality treatment prior to discharge. The restricted water quality and quantity
discharge rates detain water within the stormwater system which promotes infiltration
to maintain groundwater levels.

POLICY 61.3.11: Runoff must be routed through retention or detention areas and
vegetated swales in order to reduce flow velocity, allow for percolation, and trap and
remove suspended solids and pollutants.

In accordance with the attached surface water management narrative: “Dry detention
will be provided prior to discharge into the lake / wetland system. The surface water management
system provides the required water quality and attenuation for the 25 year - 3 day storm
including an additional 50% above the required water quality volume. The surface water
management system will maintain historic flow patterns and discharge to the master surface
water management system as currently permitted. The system will be designed in accordance
with the rules of the South Florida Water Management District as well as the Development
Standards of the Lee County Land Development Code.”

POLICY 125.1.2: New development and additions to existing development must not
degrade surface and ground water quality.
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The subject property is part of the overall Stormwater Management System for
McGarvey Research Park. The overall system is permitted by South Florida Water
Management District under Permit # 36-05268-P and provides the required water
quality treatment prior to discharge. The restricted water quality and quantity
discharge rates detain water within the stormwater system which reduce nutrients and
suspended solids prior to discharge offsite. Commercial area provide a minimum of 2"
dry pre-treatment prior to discharge into the master stormwater system.

POLICY 125.1.3: The design, construction, and maintenance of artificial drainage
systems must provide for retention or detention areas and vegetated swale systems that
minimize nutrient loading and pollution of freshwater and estuarine systems.

The subject property is part of the overall Stormwater Management System for
McGarvey Research Park. The overall system is permitted by South Florida Water
Management District under Permit # 36-05268-P and provides the required water
quality treatment prior to discharge. The restricted water quality and quantity
discharge rates detain water within the stormwater system which reduce nutrients and
suspended solids prior to discharge offsite. Commercial area provide a minimum of %2”
dry pre-treatment prior to discharge into the master stormwater system which then
provides the remaining water quality treatment.

POLICY 125.1.4: Developments which have the potential of lowering existing water
quality below state and federal water quality standards will provide standardized
appropriate monitoring data.

This policy is not applicable because the proposed development will not have the potential of
lowering existing water quality below state and federal water quality standards.

OBJECTIVE 135.1: HOUSING AVAILABILITY. To ensure the types, costs, and
locations of housing are provided to meet the needs of the County’s population by
working with private and public housing providers.

The proposed land use change will allow for the development of 475 new multi-family
residential units.

POLICY 135.1.9: The county will ensure a mix of residential types and designs on a
countywide basis by providing for a wide variety of allowable housing densities and types
through the planned development process and a sufficiently flexible Future Land Use
Map.

The proposed zoning change will diversify the housing types in the local area by

providing for higher density multi-family units in an area with predominantly single-
family development to the south in the San Carlos neighborhood.
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b) The application is compliant with the Land Development Code and other applicable codes
or regulations;

The proposed rezoning is compliant with all county codes and regulations. The applicant
is not asking for any deviations.

¢) The request is compatible with surrounding existing and planned land uses;

As stated above, there are no compatibility concerns with surrounding land uses. 1-75
isolates the subject property from the uses that are located to the east. Across I-75 are a
mix of commercial and industrial uses and zoned properties. To the north of the subject
property are a mix of office/corporate headquarters and research and development
uses. To the west of the subject property are vacant lands zoned for commercial and
industrial uses. To the south, of the subject property is the Vintage CPD with approved
residential uses located contiguous to the subject property on the southern boundary.

d) Access to the property is sufficient to provide for the proposed use;

The subject property is located on the Three Oaks Parkway extension, an arterial Road,
and approximately a ¥4 mile of the intersection with Alico Road, another arterial. The
property is within a %2 mile from the I-75 interchange, providing easy access to areas
throughout Lee County. As demonstrated on the attached master concept plan, access is
sufficient to accommodate the proposed development and includes a full median cut at
the proposed project entrance.

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

As demonstrated by the attached Transportation Impact Statement, the excepted
impacts on transportation facilities are not significant and can be addressed by existing
county regulations. Furthermore, the proposed amendment to the zoning will decrease
daily trips from the subject property over the existing approved uses.

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

The proposed amendment will have no impact on environmentally sensitive resources
in Lee County. The subject property is mostly cleared and in improved pasture. The
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vegetated Pine Flattwoods area on the property is heavily infested with exotic
vegetation. Shifting from one urban use (Commercial) to another urban use (residential
and commercial) has little impact on the site’s development or environment, however,
adding residential development to the site will increase the development’s indigenous
preservation requirement.

g) Will be served by urban services, defined in the Lee Plan.

As evidenced by the adjacent development, the location of the property in a Future
Urban Area in the Lee Plan and the attached application, urban services are available
to the subject site.

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

The proposed mixed-use development is consistent with the General Interchange future
land use category and the Lee Plan’s emphasis on promoting mixed use development.
The proposed use has excellent road access, is adjacent to similar uses and provides an
opportunity to provide diverse housing options in close proximity to employment
centers. The proposed use is therefore appropriate for the subject property.

Summary:

Based on compliance with these, and other regulations, we respectfully contend that this
zoning application will not place an undue burden upon existing transportation or
planned infrastructure facilities. Similarly, the proposed use is appropriate at the subject
location, and is compatible with existing uses in the surrounding area. For these reasons,
the requested re-zoning should be approved.
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Stormwater Narrative

Existing Conditions:

The Alico Crossroads Site is located within the Ten Mile Canal (South) Watershed and the TM3 Sub-
watershed. The project area is part of the overall Stormwater Management System and South Florida
Water Management District Permit (Permit 36-05268-P) for the Three Oaks Parkway and Oriole Road
Extension. The site is relatively flat with a general surface flow direction from the east to the west.
Elevations on the site average at 18’ NAVD+. Runoff from the site is currently enters an existing
conveyance/storage ditch along the north and south boundaries of the project that was installed with
the roadway construction. The currently constructed system provides water quality treatment and
attention for the entire Three Oaks Extension and for a portion of other land areas within the Permit.
The permitted surface water management discharges into waters of the Ten Mile Canal via the Alico
Road / Briarcliff Ditch.

Proposed Conditions:

With this rezoning, a mixed use project is envisioned with commercial outparcels along Three Oaks
Parkway and multi-family residential on the remainder of the site. Wet and/or Dry Detention will be
provided onsite prior to discharge into the existing backbone system. The existing detention swales
may be modified as part of the development, however the total required storage volume required for
the parcel will be provided.

The surface water management system provides the required water quality and attenuation for the
25 year — 3 day storm including an additional 50% above the required water quality volume. The
surface water management system will maintain historic flow patterns and discharge to the master
surface water management system as currently permitted. The system will be designed in
accordance with the rules of the South Florida Water Management District, the conditions of the
existing permit and the Development Standards of the Lee County Land Development Code.
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SCHEDULE OF USES
Residential

Accessory Uses and Structures

Administrative Offices

Club, Private

Dwelling Unit: Multi-family

Entrance Gates and Gatehouse

Essential Services

Essential Service Facilities, Group I

Excavation: water retention and dry detention
Fences and Walls

Home Occupation

Parking Lot, Accessory

Real Estate Sales Office

Recreational Facilities, personal, private on-site
Residential Accessary Uses

Signs, in accordance with Chapter 30
Temporary Uses, in compliance with LDC 34-3041
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Commercial

Accessory Uses

Administrative Offices

ATM (Automatic Teller Machine)

Auto Parts Store

Automobile Service Station

Banks and Financial Establishments — Group [ & Il
Bar or Cocktail Lounge, Accessory to Hotel/Motel & Restaurant use
Boat Sales

Broadcast Studio — Commercial Radio and Television
Building Material Sales

Business Services — Groups I and Il

Car Wash, Accessory to Gas Convenience or Auto Service Station use
Cleaning and Maintenance Services

Clothing Store, General

Computer and Data Processing Services
Consumption on Premises

Contractors and Builders — Group [ & 11
Convenience Food and Beverage Store
Department Store

Drive-Through Facility for any Permitted Use

Drug Store, Pharmacy

EMS, Fire or Sheriffs Station

Entrance Gate and Gatehouse

Essential Services

Essential Service Facilities — Group |

Excavation, Water Retention

Fences & Walls

Food Stores, Group I & II

Food and Beverage Services, Limited

Gift and Souvenir Shop

Hardware Store

Healthcare Facilities — Groups [, I & I11

Hobby Toy and Game Shop

Hotel; with accessory restaurant and COP
Household Furnishings, all groups

Insurance Companies

Laundromat, Laundry or Dry Cleaning, Group I
Lawn & Garden Store

Medical Office

Non-Store Retailers, All Groups

Package Store

Paint, Glass & Wallpaper

Parcel and Express Services

Parking Lot, Accessory, Commercial, Garage, and Temporary
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Personal Services — Groups I, 11, III, IV excluding Escort Services, Palm Readers, Tattoo
Parlors, Massage Parlors and Steam and Turkish Baths

Pet Services

Pet Shop

Pharmacy

Post Office

Printing and Publishing

Recreation, Commercial, Group I and III

Rental or Leasing Establishments, Groups I and III

Repair Shops, Group [& 11

Research and Development Laboratories Group Il & IV

Residential, Multi-family units

Restaurant, Fast Food

Restaurants, all Groups; with COP

Schools, Commercial

Self Service Fuel Pumps

Storage, Indoor (Self-Storage)

Signs in Accordance with LDC Chapter 30

Social Services, Group |

Specialty Retail Shops, all groups

Studios

Supermarket

Temporary Uses

Used Merchandise Stores, Group I

Variety Store

Vehicle & Equipment Dealers, Groups I, II & III

Warehouse: Mini-Warehouse, Private & Public

Wholesale Establishments Groups III & IV

3|Page Schedule of Uses
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Slz |z LINE TABLE
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5| 2 4642 VILLA CAPRI LN. BONITA SPRINGS
s | = A PARCEL OF LAND LOCATED IN
o |8 | | SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST FLORIDA 34134 (239) 947-1915 NOT A SURVEY
S E LEE COUNTY, FLORIDA PAGE 1 OF 2
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OVERALL PROPERTY DESCRIPTION

A PARCEL OF LAND LOCATED IN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE
COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF LOT 1, FLORIDA GULF COAST BUSINESS CENTER,
ACCORDING TO THE PLAT THEREOF RECORDED AS INSTRUMENT #2018000283444, PUBLIC
RECORDS OF LEE COUNTY, FLORIDA, A POINT ON THE OCCUPIED EASTERLY RIGHT-OF—-WAY
LINE OF THREE OAKS PARKWAY (150 FOOT WIDE) ACCORDING TO SAID PLAT OF FLORIDA
GULF COAST BUSINESS CENTER AND THE BEGINNING OF A LOT LINE AGREEMENT AS
DESCRIBED IN INSTRUMENT #2022000037935 PUBLIC RECORDS OF LEE COUNTY, FLORIDA;
THENCE N 89°21'36” E ALONG SAID LOT LINE AGREEMENT AND THE SOUTH LINE OF SAID
FLORIDA GULF COAST BUSINESS CENTER FOR A DISTANCE OF 1808.40 FEET TO THE
SOUTHEAST CORNER OF LOT 7, FLORIDA GULF COAST BUSINESS CENTER—PHASE 2,
ACCORDING TO THE PLAT THEREOF RECORDED AS INSTRUMENT #2020000002080 IN THE
PUBLIC RECORDS OF LEE COUNTY, FLORIDA, A POINT ON THE OCCUPIED WESTERLY

RIGHT—OF—WAY LINE OF INTERSTATE 75 (WIDTH VARIES) AS SHOWN ON SAID PLAT OF
FLORIDA GULF COAST BUSINESS CENTER—PHASE 2 AND THE END OF SAID LOT LINE
AGREEMENT, THENCE S 00°38’48" E ALONG SAID WESTERLY RIGHT-OF—-WAY LINE A
DISTANCE OF 393.32 FEET; THENCE S 02°40'26” W ALONG SAID WESTERLY RIGHT-OF-WAY
LINE A DISTANCE OF 160.84 FEET TO THE BEGINNING OF A NON-TANGENTIAL CIRCULAR
CURVE CONCAVE WESTERLY;, THENCE RUN SOUTHWESTERLY ALONG SAID WESTERLY
RIGHT-0F-WAY LINE AND THE ARC OF SAID CURVE TO THE RIGHT HAVING A RADIUS OF
1668.95 FEET THROUGH A CENTRAL ANGLE OF 13°10'21", SUBTENDED BY A CHORD OF
382.85 FEET AT A BEARING OF S 19°30°12” W FOR A DISTANCE OF 383.70 FEET TO THE
NORTHEAST CORNER OF TRACT "A”, ALICO WEST, ACCORDING TO THE PLAT THEREOQOF
RECORDED AS INSTRUMENT NUMBER 2021000115040 OF THE PUBLIC RECORDS OF LEE
COUNTY, FLORIDA; THENCE S 89°20'56” W ALONG SAID TRACT "A” FOR A DISTANCE OF
507.47 FEET, THENCE S 00°38'53” E ALONG SAID TRACT "A” FOR A DISTANCE OF 351.31
FEET; THENCE S 89°21°05" W ALONG SAID TRACT "A” FOR A DISTANCE OF 1160.00 FEET TO
THE NORTHWEST CORNER OF LOT 1 OF SAID PLAT OF ALICO WEST AS RECORDED IN
INSTRUMENT NUMBER 2021000115040 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA

AND A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF SAID THREE OAKS PARKWAY(150
FOOT WIDE) ACCORDING TO THE PLAT OF SAID ALICO WEST, THENCE N 00°3805" W ALONG
SAID EASTERLY RIGHT-OF-WAY LINE A DISTANCE OF 1264.91 TO THE POINT OF BEGINNING.

BEARINGS SHOWN HEREON REFER TO THE SOUTH LINE OF FLORIDA GULEF COAST BUSINESS
CENTER, ACCORDING TO THE PLAT THEREOF RECORDED AS INSTRUMENT #2018000283444,
PUBLIC RECORDS OF LEE COUNTY, FLORIDA, AS BEING N 89°21'36" E.

PARCEL CONTAINS 46.7057 ACRES MORE OR LESS

Digitally signed

by KRIS A

SLOSSER

Date:

2022.03.30

;. 14:31:33 -04'00'

KRIS A. SLOSSER, STATE OF FLORIDA, (P.S.M. #5560) NOT A SURVEY
SEE ATTACHED SKETCH PAGE 2 OF 2
E
% : OVERALL PARCEL KRIS A SLOSSER P.S.M
gle PROPERTY DESCRIPTION R
5 . N PARCEL OF LAND LOCATED IN 4642 VILLA CAPRI LN. BONITA SPRINGS
E SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST FLORIDA 34134 (239) 947—-1915

LEE COUNTY, FLORIDA
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TRANSPORTATION FPRN NETWORK SOLUTION BEING T | 0 //
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FLORIDA AS BEING N 89°21'36" E. _le. signed by KRIS FILE# ALIC0020922 B OUND ARY SURVEY
Sufiehies A SLOSSER
2.) DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF. S e, Unauthorized reproductions, PIELD BOOK AND PAGE:
N 2022.03.29 changes or distribution of
3.) THIS PROPERTY IS LOCATED IN F.LR.M. 125124 12071C0581 F, ZONE "X T original digitally sealed A PORTION OF
HAVING NO BASE FLOOD ELEVATION DATED 08/28/08. 04'00' documents are not allowed. DRAWN BY:KAS SECTION 3. TOWNSHIP 46 SOUTH RANGE 25 EAST
4.) ELEVATIONS SHOWN ARE BASED ON NORTH AMERICAN VERTICAL DATUM KRIS A. SLOSSER , STATE OF FLORIDA, (P.S.M. #5560) DRAWING: ALICOCROSSING ’
OF 1988(SEE SURVEY DATUM NOTE). ADDED TITLE CERTIFICATION NOTES 03/28/22 IR LEE COUNTY, FLORIDA
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Coleman, Yovanovich & Koester, P.A.
4001 Tamiami Trail, Suite 300
Naples, FL 34103
Phone: 239-435-3535

AMERICAN LAND TITLE ASSOCIATION COMMITMENT

Transaction Identification Data for reference only:

Issuing Agent: ALTA Universal ID: Commitment Number: Issuing Office File Number:

Coleman, Yovanovich & Koester, 2206.237

P.A.

Issuing Office: Loan Number: Revision Number: Property Address:

4001 Tamiami Trail, Suite 300 Two (2) made on 16541 Three Oaks Pkwy,

Naples, FL. 34103 March 04, 2022 at Fort Myers, FL 33912
11:34 am CJ3

Revised Date: March 04, 2022 11:34 am

SCHEDULE A
FILENO.: 21130314 CJ3
County: Lee
1. Commitment Effective Date: February 21, 2022 at 11:00pm
2. Policy to be issued: Proposed Amount of Insurance:
(a) ALTA 2006 OWNER'S POLICY Amount: $8,000,000.00

(with Florida Modifications)
Proposed Insured:

Stock Development, LLC, a Florida limited liability company
(b) ALTA 2006 LOAN POLICY Amount: N/A

(with Florida Modifications)
Proposed Insured:

N/A
3. The estate or interest in the Land described or referred to in this Commitment is Fee Simple.
4. Title to the estate or interest in the Land is at the Commitment Date vested in:

Three Oaks Land Company, LLC, a Florida limited liability company

5. The Land is described as follows:

ALTA COMMITMENT Page 1



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

FILE NO.: 21130314

See Attached Legal Description

Issued through the Office of:

Coleman, Yovanovich & Koester, P.A.
4001 Tamiami Trail, Suite 300
Naples, FL 34103

Phone: 239-435-3535

Authorized Signature

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.

ORT Form 4690 FL 8-1-16
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SCHEDULE B -1
AMERICAN LAND TITLE ASSOCIATION COMMITMENT

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.

5. Warranty Deed from Three Oaks Land Company, LLC, a Florida limited liability company, to the proposed
insured.

6. Provide a satisfactory Owner's Affidavit of Possession and No Liens. Affidavit must (a) state that there are
no parties in possession of the subject property other than said current record owner, or identify any parties
in possession or tenants and set forth their nature of possession; (b) that there are no encumbrances upon the
subject property other than as may be set forth in this Commitment; (c) there are no unrecorded assessments
which are due and payable and all sewer and water bills are paid through the date of this Affidavit; (d) that
there have been no improvements made to or upon the subject property within the last ninety (90) days for
which there remain any outstanding and unpaid bills for labor, materials or supplies; (e) and disclose any
unrecorded easements. Said affidavit, when properly executed at closing by the seller and/or mortgagor
herein will serve to delete the standard lien, unrecorded easement and possession exceptions for the
policy(ies) to be issued pursuant to this commitment.

7. Submit proof of payment of any service charges and assessments for water, sewer, waste and gas, if any,
through the date of closing. NOTE: If this requirement is not complied with, the following Exception will
appear on Schedule B of any policy issued pursuant to this commitment: Any lien provided by Chapter 159,
Florida Statutes or any county ordinance in favor of any city, county, town, village or port authority for
unpaid service charges for service by any water, sewer or gas system supplying the insured land.

8. A survey, satisfactory to The Company, in conformity with the minimum standard detail requirements for
ALTA/ACSM land title surveys, certified to the Company and its agents and parties to the transaction,
through a current date no more than 90 days prior to closing, delineating the location of all plottable
exceptions shown on Schedule B-II of this commitment disclosing the nature and extent of any
encroachments, building setback lines, overlaps, boundary line discrepancies, or other matters adversely
affecting title to the property to be insured; which will appear as exceptions in Schedule B of any Owner's
Policy and Schedule B Part I of any Loan Policy to be issued. Additional requirements and/or exceptions
will be made for matters disclosed by the survey.

In addition thereto, provide the Company with a Surveyors Certificate or Affidavit, prepared by a 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 Policy,; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements;
and Schedule B, Part II - Exceptions.

ORT Form 4690 FL 8-1-16
ALTA Commitment for Title Insurance with Florida Modifications
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10.

11.

12.

13.

14.

registered licensed surveyor and certified to the Company, certifying that the lands described in Trustee's
Deed recorded in Official Records Book 3271, Page 2534 less the lands described in Official Records Book
3273, Page 3187, Official Records Book 4211, Page 3049 and Official Records Instrument Number
2008000104801 are one and the same land as described in Schedule A hereof.

The agent must:

(1) Determine that Three Oaks Land Company, LLC, a Florida limited liability company is in good
standing in the state of its formation; and

(2) Establish that the person(s) executing the deed or mortgage to be issued are authorized by law to
execute said instruments on behalf of the company.

(3) Ifany managing member is a legal or commercial entity, require a good standing certificate from the
date of purchase through to the present time, and proof of authority to execute documents on behalf of the
legal or commercial entity.

(4) Obtain an affidavit from authorized signatory on behalf of said limited liability company should be
recorded stating that A) The member/manager executing the deed or mortgage is authorized under the
articles of organization and operating agreement, or Statement of Authority (if Florida LLC), and all
necessary consents obtained; (B) The LLC has not been dissolved; (C) The LLC, nor any of its members
are currently debtors to any bankruptcy proceedings and (D) All members/managers of the LLC are
identified.

Furnish proof, satisfactory to the Company, from the Property Owners Association that all association fees,
Master Association Fees if any and assessments have been paid in full, and that there are no delinquencies.

Intentionally omitted
Intentionally omitted

Submit proof of payment of any assessments or liens due to Lee County, and proof that all municipal and
any special taxing district charges, assessments or other development fees, if any, are paid. NOTE: If this
requirement is not complied with, the following Exception will appear on Schedule B of any policy issued
pursuant to this commitment: Any Assessment due to the County, and any assessments due to the
municipality and to any special taxing district.

Intentionally omitted.
Note: Taxes for the year 2022 became a lien on the land January 1st although not due or payable until
November Ist of said year. Taxes for the year 2021 in the amount of $342.00 are PAID. Tax ID Number

03-46-25-00-00001.1080.

Note: Verify with the current owner that there are no open mortgages that would affect the subject property
as a search of the Public Records does not reveal one.

NOTE: All recording references in this commitment/policy shall refer to the Public Records of Lee County, unless
otherwise noted.

SCHEDULE B SECTION I1 IS CONTINUED ON AN ADDED PAGE

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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SCHEDULE B -1I
AMERICAN LAND TITLE ASSOCIATION COMMITMENT

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 hereof 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. Facts which would be disclosed by an accurate and comprehensive survey of the premises herein described.

3. Rights or claims of parties in possession.

4, Construction, Mechanic's, Contractors' or Materialmen's lien claims, if any, where no notice thereof appears of
record.

5. Easements or claims of easements not shown by the public records.

6. General or special taxes and assessments required to be paid in the year 2022 and subsequent years.

7. Any lien provided by County Ordinance or by Ch. 159, F.S., in favor of any city, town, village or port
authority, for unpaid service charges for services by any water systems, sewer systems or gas systems
serving the land described herein; and any lien for waste fees in favor of any county or municipality.

8. Rights of tenants and/or parties in possession, and any parties claiming, by through or under said tenants or
parties in possession, as to any unrecorded leases or rental agreements.

9. Lee County Ordinances 86-14, 86-38,11-03 and 11-27 providing for mandatory solid waste collection and
the imposition of special assessments for said collection services.

10.  Right-of-Way Agreement in favor of Florida Power & Light Company recorded in Official Records Book
876, Page 610, Public Records of Lee County, Florida.

11.  Restrictions, reservations, easements, covenants and conditions as set forth in deed recorded in Official
Records Book 1234, Page 998, as affected by Assignment of Easement recorded in Official Records Book 1404, Page
2379 and Affidavit recorded in Official Records Book 2503, Page 2045, Public Records of Lee County, Florida.

12.  Easement and Road Construction Agreement recorded in Official Records Book 3136, Page 1619, 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 Policy,; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements;
and Schedule B, Part II - Exceptions.
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13.

14.

15.

16.

17.

18.

Easement and Road Construction Agreement recorded in Official Records Book 3271, Page 2557, Public Records
of Lee County, Florida.

Covenants and conditions of that certain Declaration of Covenants and Restrictions of the North Alico Property Owner's
Association recorded in Official Records Instrument Number 2005000065896 and Amendment thereto recorded in Official
Records Instrument Number 2020000007170, Public Records of Lee County, Florida. The Declaration
establishes and provides without limitation for easements, liens, charges, and assessments against the
insured land.

Notice of Temporary Median Opening recorded in Official Records Instrument Number 2007000339852, Public
Records of Lee County, Florida.

Grant of Perpetual Public Utility Easement and Right to Convey Utility and Service Provider Easements recorded in
Official Records Instrument Number 2018000171990, Public Records of Lee County, Florida.

Surface Water Management System Easement Agreement recorded in Official Records Instrument Number
2019000294468, Public Records of Lee County, Florida.

Boundary Line Agreement recorded February 2, 2022 in Official Records Instrument Number 2022000037935.
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 Policy,; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements;
and Schedule B, Part II - Exceptions.
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EXHIBIT A

A PARCEL OF LAND LOCATED IN SECTION 3, TOWNSHIP 46 SOUTH, RANGE 25 EAST, LEE
COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF LOT 1, FLORIDA GULF COAST BUSINESS
CENTER, ACCORDING TO THE PLAT THEREOF RECORDED AS INSTRUMENT #2018000283444,
PUBLIC RECORDS OF LEE COUNTY, FLORIDA, A POINT ON THE OCCUPIED EASTERLY
RIGHT-OF-WAY LINE OF THREE OAKS PARKWAY (150 FOOT WIDE) ACCORDING TO SAID
PLAT OF FLORIDA GULF COAST BUSINESS CENTER AND THE BEGINNING OF A LOT LINE
AGREEMENT AS DESCRIBED IN INSTRUMENT #2022000037935 PUBLIC RECORDS OF LEE
COUNTY, FLORIDA; THENCE N 89°21'36" E ALONG SAID LOT LINE AGREEMENT AND THE
SOUTH LINE OF SAID FLORIDA GULF COAST BUSINESS CENTER FOR A DISTANCE OF 1808.40
FEET TO THE SOUTHEAST CORNER OF LOT 7, FLORIDA GULF COAST BUSINESS
CENTER-PHASE 2, ACCORDING TO THE PLAT THEREOF RECORDED AS INSTRUMENT
#2020000002080 IN THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, A POINT ON THE
OCCUPIED WESTERLY RIGHT-OF-WAY LINE OF INTERSTATE 75 (WIDTH VARIES) AS SHOWN
ON SAID PLAT OF FLORIDA GULF COAST BUSINESS CENTER-PHASE 2 AND THE END OF SAID
LOT LINE AGREEMENT; THENCE S 00°38'48" E ALONG SAID WESTERLY RIGHT-OF-WAY LINE
A DISTANCE OF 393.32 FEET; THENCE S 02°40'26" W ALONG SAID WESTERLY RIGHT-OF-WAY
LINE A DISTANCE OF 160.84 FEET TO THE BEGINNING OF A NON-TANGENTIAL CIRCULAR
CURVE CONCAVE WESTERLY; THENCE RUN SOUTHWESTERLY ALONG SAID WESTERLY
RIGHT-OF-WAY LINE AND THE ARC OF SAID CURVE TO THE RIGHT HAVING A RADIUS OF
1668.95 FEET THROUGH A CENTRAL ANGLE OF 13°10'21", SUBTENDED BY A CHORD OF 382.85
FEET AT A BEARING OF S 19°30'12" W FOR A DISTANCE OF 383.70 FEET TO THE NORTHEAST
CORNER OF TRACT "A", ALICO WEST, ACCORDING TO THE PLAT THEREOF RECORDED AS
INSTRUMENT NUMBER 2021000115040 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA;
THENCE S 89°20'56" W ALONG SAID TRACT "A" FOR A DISTANCE OF 507.47 FEET; THENCE S
00°38'53" E ALONG SAID TRACT "A" FOR A DISTANCE OF 351.31 FEET; THENCE S 89°21'05" W
ALONG SAID TRACT "A" FOR A DISTANCE OF 1160.00 FEET TO THE NORTHWEST CORNER OF
LOT 1 OF SAID PLAT OF ALICO WEST AS RECORDED IN INSTRUMENT NUMBER 2021000115040
OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA AND A POINT ON THE EASTERLY
RIGHT-OF-WAY LINE OF SAID THREE OAKS PARKWAY(150 FOOT WIDE) ACCORDING TO THE
PLAT OF SAID ALICO WEST; THENCE N 00°38'05" W ALONG SAID EASTERLY RIGHT-OF-WAY
LINE A DISTANCE OF 1264.91 TO THE POINT OF BEGINNING.

BEARINGS SHOWN HEREON REFER TO THE SOUTH LINE OF FLORIDA GULF COAST BUSINESS
CENTER, ACCORDING TO THE PLAT THEREOF RECORDED AS INSTRUMENT #2018000283444,
PUBLIC RECORDS OF LEE COUNTY, FLORIDA, AS BEING N 89°21'36" E.

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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SOUTH FLORIDA WATER MANAGEMENT DISTRICT
ENVIRONMENTAL RESOURCE PERMIT NO. 36-05268-P

DATE IS{UED: JULY 13, 2005

FORM s014%
flev, 0495

PERMITTEE: ALAN FREEMAN
(THREE OAKS PARKWAY AND ORIOLE ROAL EX ) ZNSION)
19091 TAMIAMI TRAIL SE,
FORT MYERS , FL. 33808

PROJECT DESCRIPTION:  ENVIRONMENTAL RESOURCE PERMIT AUTHORIZING CONSTRUCTION AND OPERATION OF A SWM SERVING 156.86
ACRES OF COMMERCIALLIGHT INDUSTRIAL DEVELOPMENT OF THE TQTAL 629,64 ACRE DEVELOPMENT KNOWN AS
THREE OAKS PAIKWAY AND ORIOLE ROAD EXTZNSION AND CONCEPTUAL APPROVAL OF A SWM SERVING THE
REMAINING 538,48 ACRES OF THE PROJECT WITH DISCHARGE INTO WATERS OF THE TEN MILE CANAL VIA THL
ALICO ROAD/BRIARCLIFF DITCH AND ON-SITE WETLAND SYSTEMS.

PROJECT LOCATION: LEE COUNTY, SECTION 3-4 TWP 465 RGE 25E
PERMIT DURATION: See Specizl Condilicn No:1 Se3 allached Rule 40E-4.324, Florida Administ:alive Code.

This Permit is issued pursuant to Application No. 991027-15 , datet October 27, 1999. Permittee agrees to hold and save the
South Flonda Water Management District and its successors harmless from any and all damapes, claims or liabilities which may arise
by reason of the construction, operction, maintenance or use o” nctivities authorized by this Permit. This Permit is issucd under the

provisions of Chapter 373 , Part IV Florida Starites 'F 3 ), and the Operaung Agreement Concerning Regulation Under Part IV,
Chapter 373 F.2., 'ue?n{cn South Florida Watt. Manager 1 District and the Department of Environmental Proteclion. Issuance

of this Permit cunsaies cqrtification of compliance with s.... water quality stan-lards where neccessary pursuant to Section 401,
Public Law 92-500, 33 USC'Sectirz 1341 , unless this Permit is issued pursuant to the net improvement provisions of Subsections
373.414{1)[b), F.S., or as o*herwise stated herein.

This Prrmit may be transfer :d pursuant to the appropriate provisions of Chapter 373, .S, and Secu -3 40E-1.6107(1) and (2), and
40E-4.351(1), (2), and {4}, 1-uda Adminiswrative Code (F.A.C.). This Permit may be revoked, suspended, or modified at any time
pursuant to the approprir e Jrovisions of Chapter 373, F.S, and Sections 40E-4.351(1), (2}, and (4), F.A.C.

This Permit shall be subject to the General Conditions sct forth in Rule 40E-4.381, F.A.C., uniess waived or modified by the
Gaovernmg Board, The Application, and the Environmental Resource Permit Staff Review Summary of the Application, including
all conditions, and all plans and specilications incorporated by reference, are a part of this Permit. All activities authorized by
this Permit shall be implemented as set forth in the plans, specifications, and performance criteria as set forth and incorporated

i the Environmental Resource Permit  Stan Review Summary. Within 30 days after completion of consuruction of the permitted
activity, the Pennittec shall submit a written statement of completion and certification by a registered professional engineer or other
appropriate individual, pursuant to the appropriate provisions of Chapter 373, F.S. and Sections 40E-4.361 and 40E-4.381, F.A.C.

In the event the prop-wrty s sold ot uthe wise conveyed, the Permittec will reme 'n liable for compliance with this Permit until transfer
is approved by the District pursnant to Rule 40E-1.6107, F.A.C.

SPECIAL AND GENERAL CONDITIONS ARE AS FOLLOWS:
SEEPAGES 2 - 6 OF 9 (36 SPECIAL CONDIT .. ..3)
SEE PAGES 7 .9 OF 9 (19 GENERAL CONDITIONS).

SOUTH FLIRIDA WAT..R MANAGEMENT
DISTRICT, BY ITS GOVERNING EDARD

On ORIGINAL SIGNED BY:
By ELIZABETH VEGUILLA
DEPUTY CLERK

PAGE 1 OF
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SPECIAL CONDITIONS

1. The conceptual phase of this perm:t shall expire on July 13, 2007.
The construction phase of this permit shall expire on July 13, 2010.

rJ

Operation of the surface water management system shall be the responsibility of
NORTH ALT”0O PROPERTY OWNERS ASSOCIATION, INC, Within cne year of permit issuance or
concurrent ‘.ith the engineering certification of constructior ompletion, whichever
comes first, the permittee shall submit a copy of the recorded deed restrictions |or
declaration of condominium, if applicable), a copy of the Ffiled arti-les of
incorporation, and a copy of the certificate of incorporation for the association.

(¥

Discharge Facilities:

Basin: A

1-5'" W X 2.8l' H SHARP CRESTED weir with crest at elev. 17.€1' NGVD.
i=3.16" W X .17' H RECTANGULAR ORIFICE with invert at elev. 15.5' NGVD,

Receiving body : Lake
Control elev : 15.5 feet NGVD.

Basin: B

l-4" W X 2.89' H SHARP CRESTED veir with crest at elev. 17.53' NGVD.
1-2.42" W X .17'" H RECTANGULAR ORIFICE with invert at elev. 15.5' N3VD.

Recsiving bedy : Lake
Control elev : 15.5 feet HNGVD.

Pasin: C
1-4' WX 2,° 1 SHARP CRESTED weir with crest at elev. 17.59' NGVD.
1-1.95" W, ' H RECTANGULAR OR[FICE *ith invert at eiev. 15.5' NGVD.
Receiving bc  : Lake

Control elev : 15.5 feet NGVD.
Basin: 2

J-4" W X 2.83' H SHARP CRESTED we'r with crest at elev. 17.39' HNGVD.
1-1.78" w X .17'" H R.CTANGULAK OF FICE with invert ah <lev, .5.5' NGVD.

Receiving body : Lake
Control elev : 15.5 feet NGVD.

Basin: E

1-4' W X 2.58' H SHARP CRESTED weir with crest at elev. 17,84' HNGVD.
1-1.3" W X .17" H RECTANGULAR CORIFICE with invert at elev. 15.5' NGVD.

Peceiving body : Lake
Control el=zv : 15.5 feet NGVD.

Sasin: ¢
1-1.7" Ww X 2.35' H SHARP CRESTED weir with crest at elev. 1E.B' NGVD,
0=9.22' WX .17' H RECTANGULAR ORIFICE with invert at elev. 15.5%' NGVD.
48 LF of 4' dia. REINFORCED CONCRETE PIFE ~ulvert.

Rece:ving body : Existing ditch along Alico Road via existing wetliand
Tentrol elev @ 15.5 feet NGVD.
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The permittez shall be responsible for the correction of any erosion, shoaling or
water quality problems that result from the construction or operation of the surface

water management syscem.

e

5. Measures shall be taken during construction to insure that sedimentation and/or
turbidity violations dc not cccur in the receiving water.

0. The District reserves the right to require that additional water guality treatment
.ethods be .ncorporated into the drainage system if such measures are shown to be
necessary.

7. rake side slopes shall be no steeper than 4:1 (horizontal:vertical) to a depth of

two feet below the control elevation. Side slopes shall be nurtured or pianted from
5 feet below to 1 fost above control elevation to insure vegetative growth, unless

shown on the plans.

B, Facilities other than those stated herein shall not be constructed without an
approved modification of this permit.

9. Prior to any future construction, the permittee shall apply for a water use permit,
which will be reviewed concurrently with the ERP modification.

‘0. A Water Use Permit must be obtained prior to irrigation withdrawals, unless the work
is evempt pursuant to Chapter 40E-2.051 F.A.C.

J. ' ".
R

'

v

A stable, permanent and accessible elevation reference shall be estab.ished on or
within one aundred (100} feat of all permitted discharge structures no later than
the submissicon of the certification report. The location of the elevation reference
must be noted on or with the certificatien report.

2. The permittee shall provide routine maintenance of all of the components of the
surface water management system in oraer to remove all trapped sediments/debris.
A1l materials snall be prcperly disposed ¢f as reguired by law. Failure to properly
maintain the system may result in adverse flooding conditions.

*3. This permit is issued based on rhe zpplicant's submitted information which
reasonably demonstrates that adverse water resource related impacts will not be
caused by the completed permit acti' ‘ty. Should any adverse impacts caused by the
complitad surface water management sycstem occur, the District will require tne
permitt~e to provide appropriate mitigation to the District or other impacted party.

The Listrict will require the permittee to modify the surface water management
systen, .f necessary, to eliminate the ceuse of the adverse impacts.

'3, A1) future pircels wil: provide additional water quality treatment as indicated on
exhibit No. 2.0, 2.1 and 2.4 (plan sheets , 5 and 7A of 35) prior to discharge into
the master surface water nanagement system.

15, prier to any future construction, the permittee shall apply for and rececive a persmit
modificarion. As part of the permit application, the applicant for that phase shall
provide documentation verifying that the proposed construction is consistent with
the design of the master surface water mar.agement system, including the land use and

site grading assumpt.ions.

1v. Minimum building floor elevation:
BASIN: A - 22.00 feet NGVD.
BASIN: B - 22,00 feet NGVD.
BASIN: C - 22,00 feet NGVD.
BESTN: D -~ 22,00 feet NGVD.

BARSIN: BE - 22.00 feet NGVD.

T 17, Minimum road crown elevation:
AR R Basin: A - 20.20 feet NuVD.
=~ Basin: 8 - 29.20 feet NGVD.

Rasin: C - 20.20 feet NGVD.
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Basin: D - 20,20 feet NGVD.
Basin: E - 20.20 feet NGVD.

Exhibits "E" and "F" of the Property Owners Association Documents, Urban Stormwater
Management Program and Construction Pollution Prevention Plan respectively, have
been included in this permit by reference (please see permit file).

The Permittee shall utilize the criteria contained in the Construction Pollution
Prevention Plan (Exhibit "F" of the Property Owners Asscciation documents) and on
the applicable approved construction drawings for the duration of the projects
construction activities.

The Permittee shall wutilize the criteria contained in the Urban ftormwater
Ma:.agement Program (Exhibit "E" of the Property Owners Association Docurients) for
poft construction activities.

At the time of application for any phase of construction that sncludes wetland
impacts, the permittee shall demonstrate that an adequate portion of the mitigation
plan has been or shall be exer..ed and completed in a timely manner (i.e.,
concurrent with the wetland impacts) and that the specified mitigation will
adequately offset the wetland impacts associated with that phase per the phasing
plan as depicted in Exh.bit No. 3.3A-D.

Eazh application for construction of future phases of the permit shall be
accompanied by an updated summary and map which shows the location and acreage of
the wetland(s) impacted to date, and the existing mitigation areas for the entire
project.

Endangered species, threatened species and/or species of special concern have been
observed onsite and/or the proiect contains suitable habitat for these species. It
shall be the permittee's responsibility to coordinate with the Florida Fish and
Wildlife Conservation Commission and/or the U.S. Fish and Wildlife Service for

appropriate guidance, recommendations and/o: necessary permits to avoid impacts te
listed species.

A mitigaticn program for Three Oaks Parkway and Oriole Road Extension shall be
implemented in accordance with Exhibit MNos. 3.3A-D, 3.4A-G, 3.5, 3.6, 3.7, 3.8A-L,
-.92~N. The permittee shall preserve 37.86 acres of wetlands onsite, 135.9 acres of
wetlands offsite, 5.9 acres onsite upland compensation areas, and 17.8 acres of
onsite other s rface waters.

The District reserves the right to require remedial measures to ke taken by the
permittee 1f monitrring or other information demonstrates that adverse impacts to
onsite or offsite wetlands, upland conservation areas or buffers, eor other surface
waters have occurred due to project relazed activities.

A monitoring program shall be implemented in accordae.ce with Exhibit Nos. 3.5 and
3.6. The monitoring program shall extend for a period of 5 years with annual
reports submitted to District staff. At the end of the first monitoring period the
mitigation area shall contain an B80% survival of planted vegetation. The 80%
survival rate shall be maintained throughout the remainder of the monitoring
progcam, with replanting .s necessary. If native wetland, transitional, and upland
species do not achieve an B80% coverage within the initial two years of the
monitoring program, native species shall be planted in accordance with the
maintenance program. At the end of the 5 year monitoring program the entire
mitigation area shall contain an 8C% survival of planted vegetation and an 8C%
coverage of desirable obligate and facultative wetland species.

Jpon suomittal of an application for construction appraoval, the permictee shall
submit a wetland conatruction mitijation , monitoring and maiatenance plan for
review by District staff. The glan oh. 1l be subject to the approval of District
staff and the environmental cri‘eri in effect at the time of the construction
permit application.
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A maintenance program shall be implemented in accordance with Exhibit No. 3.4A-G for
the pressrved wetland conservaticn areas on a regular .isis to ensure the integrity
and viability of those areas as permicted, Maintenance shall be conducted in
perpetuity to ensure that the conservation dreas are maintained free from Category 1
exotic veqetation (as defined by the Florida Exotic Pest Plant Council at the time
¢’ permit issuance) immediately following a mairtenanca activiry, Maintenance in
perpetu.cy shall also insure that conservation areas, including buffers, main*ain
the species and coverage of native, desirable vegetation specified in the permit.
Coverage of exotic and nuisance plant species shall not excesd 5% or total cover
between maintenance activities. In addition, the permittee shall manage the

conservation areas such that exotic/nuisance plant species do not dominate an.’ one
section of those areas,

Upnn submittal of an application fecr construction approval,

submit a wetland construction mitigation, monitoring and mainten
by District staff.

the permittee shall
ance plan for review

At the time of application for construction approval,
draft copies of prelimirary plat(s), deed restrictions, conservation easements or
other documentation which dedicates the wetland preservation/mitigation areas,
upland buffer zones, and/or upland preservation areas as conservation and common
areas. Restrictions for the use of the conservaticn/common areas shall stipulate:

the permittee shall submit

The wetland mitigation areas and upland prr servation areas are hereby dedicated as
conservaction and common areas. The conservation/common areas shall the perpetual

resporsibility of NORTH ALICO PROPERTY OWNERS ASSOCIATION and may in no way be

permitted state as aocumented in 36-05268-P, with the
exception of restoration activities. Activities prohibited within the conservation

«reas include, but are not limited to: construction or placirg soil or other
substances such as trash:

Construction or placement of soil °r other substances such as trash; removal or
destructinn of trees, shrubs or other vegetation (with the exception of
exotic/nuisance vegetation) removal; excavation, dredging, or removal of soil
material: diking or fencing; and any other activities detrimental to drainage,

fiood control, water conservation, erosion contrel or fish and wildlife habitat
conservation or preservation.

Recorded copies of plats, deed -estrictions, cunservation
approved  documertation  shall  z: submitted
certification of constructicn completion.

fasements or other
concurrently  with  engineering

At the time of application for construction approval, the pearmittee shall stake and
rope the wetlands and associated upland buffer =zones, within the proposed phase
~“onstruction area(s). The staking and roping shali be subject to the approval of
the District Environmental Resource Compliance staff. The permittee shall modify
the staking and roping if the District staff determines it is insufficient. taking

and roping shall remain in place until all adjacent construction activities are
complete.

Upon submittal of an application for construztion approval involving wetland impacts
°r rroposed mitigation, the pormittee shall submit a werk schedule, subject to

Uistrict staff review and approval, specifying corpletion dates for each mitigation,
monitoring and maintenance task.

Frior to the commencement of construction, the permittee shall conduzt a pre-
construction meeting with field representatives, contractors and District staff,
The purpose of the meeting will be to discuss construction methods and sequencing
such as the type and location of turbidity and erosion zontrols to be implemented
during conctruction, mobilization and staging of ceontvactor equipment, constr~tion
dewaterin,, coordination with other entities on adjacent construction proy =ts,
wetland/buffer protection methods, endangered spacies protection with the perr . tee
and  coentractors. The permittee shall contact District Envirenmental Resource
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Compliance staff from the Lower West Coast Service Center at (239) 338-2929 to
schedule the pre-construction meeting.

Pricr to the commencement of construction and in conformance with the work schedule
in Exhibit 3.7A-B, the permittee shall provide an original letter of credit/bond in
the amount of $803,556.6C to ensure the permittee's financial ability and commitment
to complete the proposed mitigation, monitoring and maintenance plan as shown on
Exhibit No. 3.4A-G. The letter of credit/bond shall be in substantial conformance
with Exzhibit Ne. 3.10A-E. When a perfourance bond is established, the permittee
shall also establish a standby trust fund for deposit of all payments under bona.
The letter of credic/bond shall remain in effect for the entire period of the
mitigation and monitoring program. Notification of the District by the financial
instituction that the letter of credit/bond will not be renewed or is no longer in
effect shall constitute ron-compliance with the permit.

Prior to the cecmmencement of construction, the perimeter of wetland conservation
areas shall be silt cfenced to prevent encroachment into the protected areas. The
permittee shall notify the District's Environmental Resource Compliance staff in
writing upon completion of silt fencing and schedule an inspection of this work.
The silt fencing shall be subject to District staff approval. The permittee shell
modify the silt fencing if District staff determines that it is insufficient or is
noc in conformance with the intent of this permit. Silt fencing shall remain in
place until all adjacent construction activities are complete.

The wetland conservation areas and upland buffer zones and/or upland preservation
areas shown on Exhibit(s) 3.5, 3.6, 3.8A-L, and 3.9A-N may in no way be altered from

their natural or permitted state. Activities prohibited within the conservation
areas include, but are not limited to: construction or placing of buildings on or
above the ground; dumping or placing soii or other substances such as trash; remo al
or destruction of trees, shrubs, or other vegetation - with the exception of exotic
vegetation removal; excavation, dredging, or removal of soil materials; diking or
fencing; and any other activities detrimental to drzinage, flood cortrol, water
conservation, erosion contreol, or fish and wildlife habitat con.ervation or
preservation.

Prior to the commencement of cons-ruction resulting in wetland impacts and in
accordance with the work schedule in Exhibit No. 3.7A-B, the permittee shall submit
twe certified copies of the recordad conservation easements for the onsite and
cffsite mitigation areas and associated buffers. The data should also be supplied
in a digital CAD (.dxf) or GIS (ESRI Coverage) format. The files should be in the
Florida State Plane coordinate system, East Zone (36P1) with a data datum of NADS3,
HARN with the map units in feet. This data should reside an a CD or floppy disk and
be submitted to the District's Environmental Resource Compliance Division in the
service area office where the application was submitted.

The recorded easemants shall be in sukstantial conformance with Exhibit Nos. 3.8A-L
and 3.92-N. Any proposed modificaticns to the approved form must receive prior
written consent from the District. The easement must be free of encumbrances or
interests in the easement which the District determines are centrary te the intent
of the easement. In the event it is later aetermined that there are encumbrances or
interests in the easement which the District determines are contrary to the intent
of the easement, the permittee shall be required to provide release or subordination
of suth encumbrances or interests.
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GENERAL CONDITIONS

All activities authorized by this permit shall be implemented as set forth in the
plans, specifications and performance criteria as approved by this permit. Any
deviation from the permitted activity and the conditions for undertaking that
a-tivity shall constitute a violation of this permit and Part IV, Chapter 373, F.S.

t

‘his permit or a copy thereof, complete with all conditions, attachments, exhibits,
and rodifications shall be kept at the work site of the permitted activity. The
complete permit shall be available for review at the work site upon reguest by
District staff. The permittee shall require the contractor to review the complete
permit prior to commencement of the activity authorized by this permit.

I, Activities approved by this permit shall be conducted in s manner which does not
cause violations of State water guality standards. The permittee shall implement best
management practices for erosion and pollution control to prevent violation of State
wator guality standards. Temporary erosion control shall be implemented prior to and
dur.ng construction, and permanent control measures shall be completed within 7 days
of any construction activity, Turbidity barr.ers shail be installed and maintained
at all locations where the possibility of transferring suspended solids into the
receiving waterbody exists due to the permitted work. Turbidity barriers shall
remain in place at all locaticns until construction is completed and soils are
stabilized and vegetation has been established. All practices shall be in accordance
witn the guideiines and specifications described in Chapter 6 of the Florida Land
Cevelopment Manual; A Guide to Sound Land and Water Management (Department of
Environrental Regulation, 1988}, incorporated by reference in Rule 40E-4.091, F.A.C.
urnless a project-specific erosien and sediment control plan is approved as part of
the permict. Thereafter the permittee shall be responsible for the removal of the
barriers. The permittee shall correct any erosion or shcaling that causes adverse
impacts to the water resources.

t.  The permittee shall notify the District of the anticipated construction start date
witnin 30 Jdays of the date that this permit is issued. At least 48 hours prior to
commencement of activity authorized by this permit, the permittee shall submit to the
District an Environmental Resource Permit Construction Commencement Netice Form

Number 0260 indicating the actual start date and the expected consiruction completicn
date.

“. When the duration of construction will exceed one year, the permittee shall submit
construction status reports to the District on an annual basis utilizing an annual
stetus report form. Status report forms shall be submitted the following Juns of
eazh year,

6. Within 30 days after completion of construction of the permitted activity, the
i permitee shall submit a written statement of completion and certification by a
P professional engineer or other individual authorized by law, utilizing the supplied
R fnvircnmental Resource/Surface Water Management Permit Construction
Ly Compietion/Certification Forn Number 0881A, cr Environmental Resource/Surface Water
Oy ¥anagement Permit Construction Completion Certification - For Projects Permitted
3! pricr teo Occober 3, 1995 Form No. 0B81B, incorporaced by reference in ile 40E-1,659,
R F.R.C, The statement of completion and certification shall be based on onsite
chbservation of construction or review of as-built drawings for the purpose of
A R Aetermining if the work was completed in compl’ mme with permitted plans and
' o specifications. This submittal shall serve to notify the District tha:t the system is
ready for inspection. Additicnally, if deviation from the approved drawings are
discovered during the certification process, the certification must be accompanied by
a copy of the approved permit drawings with deviations noted. Both the original and
revised specifications must be clearly shown. The plans must be clearly labeled as
"as-built" or "record" drawings. All surveyed dimensions and elevations shall be
cariified by a registered surveyor.

i The operation phase of this permit shall not become effective: until the permittee
e ras complied with the reguirements of condition (6) above, and submitted a2 request
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for conversion of Environmental Resource Permit from Construction Phase to Operation
Phase, Form No. 0920; the Districw. determines the system to be in compliance with the
permitted plans and specifications; and the entity approved by the District in
accordance with GSections 9,0 and 10.0 of the Busis of Review for Environmental
Pesource Permit Applications within the South Flurida Water Management District,
accepts responsibility for operation and maintenance of the system. The permit shall
not be transferred to such approved operation and maintenance entity until the
cperation phase of the rermit becomes effective. Following inspection and appraval
of the permitted system by the District, the permittee shall initiate transfer of the
permit to the approved responsible operatin¢ entity if different from the permittee,
Until the permit is transferred pursuant to Section 40E-1.6107, F.A.C., the permittee
shall be liakle for compliance with the terms of the permit.

Each phase or independent poicion of the permitted system must be completed in
accordance with the permitted plans ard permit conditions prior to the initiation of
the permitted use of site infrastrr “e locat~ ! within the area served by that
portion or phase of the system. Each pnase or independent portion of the system must
be completed ir accordance with the permitted plans and permit conditions prior to
"ransfer of responsibility for operation znd maintenance of the phase or portion of
the system to a local government or other responsible entity.

For those systems that wili be operated or maintained by an entity that will regquire
an easement or deed restriction in order to enable that entity to operate or maintain
the system in conformance with this permit, such easement or deed restrictimsn must be
recorded in tne publiec records and submitted to the District along with any other
final operation and maintenance documents required by Sections 9.0 and 10.0 of the
Basis of Review for Environmental Resource Permit applications within the South
Flerida Water Management District, prior to lot or units sales or prior to the
completion of the system, whichever comes first. Other documents concerning the
establishment and authority of the operating entity must be filed witn the Serretary
of State, county cr municipal entities. Final operation and mainteaance documents
must be receivea by the District when maintenance and operation o:f the system is
accepted by the local government entity. Failure to submit the aporopriate final
documents will result in the permittee remaining liable for carrying out maintenance
and operation of the permitced system and any othar permit conditions.

Shruld any other regnlatory agency require changes to the permicted system, the
permittee shall notify the Distriect in writing of the changes prior to implementation
so that a determination can be made whether a permit modification is required.

This permit does not eliminate the necessity to obtain any required federal, state,
local and speecial distriet authorizatiens prior to the start of any activity approved
by this permit. This permit does not convey to the permittee or crea : in the
permittee any property right, or any interest in real property, nor does it authorize
any entrance upon or activities on property which is not owned or controlled by the
permittee, or convey any rights or privileqges other than those specified in the
permit and Chapter 40E-4 or Chapter 40E-40, F.A.C..

The permittee is hereby advised that Section 2533.77, F.s. states that a person may
not commence any excavation, construction, or other activity involving the use of
sovereign or other lands of the State, the title to which is vested in the Board of
Trustees cf the Interinal Improvement Trust Fund without obtaining the required lease,
license, easement, or other form of consent authorizir the proposed use. Therefore,
the permittee is responsible for obtaining any necessary authorizations from the
Ecard of Trustees prior to commencing activity on sovereignty lands or other state-—
owned lands.

The permittee must obtain a Water Use permit prior to construction dewatering, unless
the work qualifies for a general permit pursucnt to Subsection 40E-20.302(3), F.A.C.,
also known as the "No Notice" Rule.

The permittee shall hold and save the District harmless from any and all damages,
zlaims, or liabilities which may arise by reason of the construction, alteration,
cperation, maintenance, removal, abandonment or use of any system authorized by the
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permit.

Any delineation of the extent of a wetland or other surface water submitted as part
of the permit application, including plans or othar supporting documentation, shail
not be considered binding, unless a specific condition of this permit or a formal
actermination under Section 373.421(2), F.S., provides otherwise.

The permittee shall notify the Distriet in writing within 30 days of any sale,
conveyance, or other transfer of ownership or control of a permitted system or the
real property on which the permitted system is located. All transfers of ownership
¢ rransfers of a permic are subject to the requirements of Rules 40E-1.6105 and 40E-
1.6107, F.A.C.. The permittee transferring the permit shall remain liable for
corrective actions that may be required as a result of any violations prior to the
sale, conveyance or other transfer of the system.

Upon reasonable notice to the permittee, oistrict authorized staff with proper
identification shall have permission to enter, inspect, sample and test the system to
insure ~onformity with the plans and spacifications approved by the permit.

If historical or archaeological artifacts are discovered at any time on the project
site, the permittee shall immediately notify the appropriate District service center.

The permittee shall immediately notify the District in writing of any previously
submitted information that is later discovered to be inaccarate.
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ENVIRONMENTAL RESOURCE PERMIT CHAPTER 40E-4 {10/95)

40E-4.321 Duration of Fermits

(1) Unless revoked or otherwise modifiad the duration of an envirormental resource permit
issued under this chapter or Chapter 40E-40, F.A.C. 1s as follows!
(a) For a conceptual approval, two years from the date of issuance or the date specifizd as a

condition of the permit, unless within that period an application for an individual or standard general
permit is filed for any portion of the project. If an application for an environmental resource permit is filed,
then the conceptual approval remains valid until final action is taken on the environmental resource permit
application. if the application is granted, then the conceptual approval is valid for an additional two years
from the date of issuance of the permit. Conceptual approvais which have no individual or standard
general environmental resource permit applications filed for a period of two years shall expire
automatically at the end of the iwo year period.

(b) For a conceptual approval filed concurrently with a development of regional impact (DRI)
application for development approval (ADA) and a local government comprehensive plan amendment, the
duration of the concepiual approval shall be two years from whichever one of the following occurs at the
latest date:

1 the effective date cf the local government's comprehensive plan amendment.

2. the effective date of the local government development order.

3. the date on which the District issues the conceptual approval, or

4, the latest date of the resolution of any Chapter 120.57, F.A.C., administrative proceeding
or other legal appeals.

(c) Far an individual or standard general environmental resource permit, five years from the

date of issuance or such amount of time as made a condition of the perrmit,

(d} For a noticed gereral permit issued pursuant to chapter 40-E-400, F.A,C,, five years from
the date the notice of intent to use the permit is provided to the District.

(2){(a) Unless prescribed by special permit condition, permits expire automatically according lo
the timefrarnes indicated in this rule, If application for exlension is made in writing pursuant to subsection
(3), the permit shall remain in full force and effect until:

1. the Governing Board takes action on an application for extension of an individual permit,
or

2, staff takes acticn on an apglication for extension of a standard genaral permit,

(b) Installation of the project outfall structure shall not constilute a vesting of the permit.

(3) The permit extension shall be issued pravided that a permittee files a written request with

the Gistrict showing good cause prior to the expiration of the permit. For the purpose of this rule, good
cause shall mean a set of extenuating circumstances outside of the control of the permitiee. Requests for
extensions, which shall include documentation of the extenuating circumstances and hew they have
delayed this project, will not be accepted more than 180 days prior to the expiration date.

'4) Substantial madifications te Conceptual Approvals will extend the duration of the
Conceptual Approval for two years from the date of issuance of the modification. For the purposes i this
section, the term "substanlial modification” shall mean a modification which is reasonablt -~xpected to
lead to substantially different water resource or environmental impacts which require a o ad review.

(5) Substantial modifications to individual or standard general environment..- 2source
permits Issued pursuant to a permit application extend the duration of the permit for three years from the
date of issuance of the madification. Individual or standard general environmental resource permit
modifications do not extend the duration of a conceptual approval.

(6) Permit modifications issued pursuant to subsection 40E-4.331(2)(b), F.A.C. (letter
maodifications) do not extend the duration of a permit.

(7) Failure to complete construction or alteration of the surface water management system
and obtain operation phase approval from the District within the permit duration shall require a new permit
authorization in order to continue construction unless a permit extension is grar.zad.

Specific authorily 373.044, 373.113 F.S. Law Implemented 373413, 373.416, 373.419, 373426 F.S. Hislory—New 9-3-81,
Amended 1-31-82, 12-1-82, Formerly 16K-4.07(4), Amended 7-1-86, 4/20/94, Amended 7-1-86, 4/20/94, 10-3-95
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NOTICE OF RIGHTS

—————

Seclion 120.569(1)
judicial review thal

Rights is not intended to provide legal advice. Not all t
appropriale remetly. You may wish

Petiticn for Administrative Proceedings

1. A person whose subslanlial inlerests are
affected by the Soulh Florida Water Management District's
(SFWMD) action has the right to request an administrative
hearing on that aclion, The affected person may request
either a formal or an informal hearing, &s set lorth below, A
point of enlry into admiinistrative proceedings is governed
by Rules 28-106.111 and 40E-1.511, Fla. Admin, Code,
(also published as an exception to the Uniform Rules of
Procedure as Rule 40E-0.109), as set forth below.
Peliticns are deemed filed upon receipt of the original
documents by the SFWMD Clerk.

a. Formal Administrative Hearing:  If a
genuine issue(s) of material facl is in dispule, the affected

person seeking a formal hearing on a SEWMD decision
which does or may determine their subsiantial interests
shall filz a =elition for hearing pursuant fo Sections 120.569
and 120.57(1), Fla. Stat. or for medialion pursuani fo
Section 120.573, Fla. Stal. within 21 days, excepl as
provided in subsections ¢. and d. below, of either writien
nolice through mail or posling or publication of nolice that
the SFWMD has or intends 1o take final agency acticn.
Petitions must substantially comply with the requirements
of Rule 28-106.201(2), Fla. Admin. Code, a copy of the
which is attac: ed (o this Nolice of Rights.

b.  Informal A4ministrative Hearing: If there
are no issues of malerial facl in dispule, the affected
person seeking an informal hearilig an 2 SFWMD decision
which dces or may determine their subslantial interests
shall fiz 4 petition for hearing pursuant to Sections 120.569
and 120.57(2), Fla, Slal. or for medialion pursuant to
Section 120.573, Fla. Stal, within 21 days, excepl as
provided in subsections ¢. and d. below, of either wrillen
notice through mail or posting or publication of notice that
the SFWMD has or intends to take final agency aclion,
Petitions must substantially comply with the requirements
of Rulz 28-106.301(2), Fla. Admin. Coce, a copy of the
which is attached (o this Notice of Rights.

c. Adminisirative Complaint and Order:
Il a Respondent objects to a SFWMD Administrative
Complaint and Order, purstant to Seclion 373.118, Fla.
Stal. (1897), the person named in the Administrative
Complaint and Order may file a petition for a hearing no
later than 14 days after the cate such order is served.

Petitions must substantially comply with the requirements
of either subsection a. or b, above.

» Fla. Slal. (1928), requires that “each nolice shall inform the
is avallable under this section, s. 120 57, or s. 120.68: sha
followed lo obtain the hearing or judicizl review, and shall state the lime limiits which a

)

recipient of any administralive hearing or
Il indicate the procedure which must be
Prly.” Please note that this Notice of

he legal proceedings detailed below may be an applicable or
‘o consull an altorney regarding vour legal rights.

d. Stale_Lands Environmental _Resource
Permil: Pursuant o Seclion 373,427, Fla. Stat., and Rule

40E-1.511(3), Fla. Admin. Code (also published as an
exceplion to the Uniform Rules of Procedure as Rule 40E-
0.108(2)(c)), a pelition objecting to the SFWMD's agency
aclion  regarding  consolidated applicalions  for
Environmental Resource Permits and Use of Sovereign
Submerged Lands (SLERPS), must be filed within 14 days
of the 1iolice of consslidated intent to grant or deny the
SLERP Pelitions must subslantially comply with the
requirements of either subsection a. or b. above.

e. Emergency Authorization and Order:

A person whose substanlial interests are affectad by a
SEWMD Emergency Authorization and Order, has a right
to flie a petition under Sections 120,569, 120.57(1) znd
120.57(2), Fla. Stal., as provided in subsections a. & . 4.
above, However, the person, or the agent of the pe~ .n

{or ransing or conlributing to the emergency

tesponoible o _

conditions shall take whatever aciion fecessuly 1o cause
immediate complianc: with the terms of the Emergency
Authorization and Orger,

f.  Order for Emeraency Action: A person
whose substantial Inlerests are affected by a SFWMD
Qrder for Emergency Action has a right to file a petition
pursuant to Rules 23-107.005 and 40E-1 811 Fla, Admin.
Code, ¢ les of which are attached to this Notice of Rights,
and Section 373.119(3), Fla. Stat,, for a hearing on the
Order. Any subsequent agency aclion or proposed agency
acllon {o initiate @ formal revoeati:i pioceeding snali be
separately noticed pursuant to section . below.

g. Pemil Suspension Revocation
Annulment, and Withdrawal: If the SFWMD issues an
administrative complaint 1o suspend, revoke, annul, or
withdraw a permit, tha permittee may request a hearing to
be conducled in accordance with Seclions 120.569 and
120.57, Fla. Stal., within 21 days of either written nctice
through mail or posting or publication of notice that the
SFWMD has or intends lo lake final agency aclion,
Pelitions must substanlially comply with the requirements
of Rule 28-107.004(3), Fla. Admin. Code, a copy of the
which is attached to this Notice of Righls,

2. Because the administrative hearing process
is designed to formulate final agency aclion, the filing of
a petition means that the SFWMD's finol action may be
different from the posilion taken by it previously,
Persons whose substanlial interests may be affected by

Revised August, 2900
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any such final decision of the SFWMD shall have,
pursuant to Rule 40E-1.511(2), Fla. Admin. Code (also
published as an exczption to the Uniform Rules of
Procedure as Rule 40E-0.109(2)(c)), an additioral 21
days from the date of receipt of notice of said cecision to
raquest an administrative hearing. However, the scope of
the administrative hearing shall ts limiled to the
substantial deviation,

3. Pursuant to Rule 40E-1.511(4), Fla, Admin,
Code, substantially affected persons entitied to a hearing
pursuant lo Section 120.57(1), Fla. Stal., may waive thelr
right to such & hearing and request an informal hearing
before the Governing Board pursuant to Saclie. 120.57(2),
Fla. Slal, which may be granted al the option of the
Govarning Boa.d.

4. Pursuant to Rule 28-106.111(3), Fla. Admin.
Code, persons may file with the SFWMD a request for
extension of time for filing a petilion. The SFWMD, for
good cause shown, may grant the exlension. The request
for extension must contain a certificale ihal the pelitioner
has consulted with all other parties, if any, conceming the
extension 3nd that the SFWND and all other parties agree
to the extension,

CIRCUIT COURT

S. Pursuant to Section 373.617, Fla, Stal., any
substantially affected person who claims that final agency
action of the SFWMD relaling to permit decisions
conslilutes an unconslitulional taking of property without
just compensation may seek judicial review of the action in
circuit court by filing a civil action in the circtit court in the
judicial cireuit in which the affected properly is located
within 80 days of the rendering of the SFWMD's final
agency aciion,

6. Pursuant to Section 403.412, Fla. Stat,, any
cilizen of Florida may bring an action for injunctive relief
against the SFWMD to compel the SEWMD to enforce the
laws of Chapier 373, Fla. Stal,, and Tille 40E, Fla. Admin.
Code. The complaining parly must file with the SFWMD
Clerk a verified complaint setiing forth the facts upon which
the complaint is based and the manner in which the
complaining parly is aifected, f the SFWMD coes not lake
appropriate action on the complaint within 30 dayz of
receipt, the complaining parly may then file a civil suit 5r
injunctive relief in the 15" Judicial Circuit in and for Palm
Reach County ~r circuil court in the county where the
cause of aclion allegediy oceurred.

7. Pursuant to Section 373.433, Fla, Slat., a
privale citizen of Florida may file suil in circuit court to
require the abalement of any stormwaler management
system, dam, impoundment. reservoir, appurlenant work or
works that violale the provisions of Chapler 373, Fla. Stat.

e

DISTRICT COURT OF APPEAL

8. Pursuant to Section 120 68, Fla. Stal., a parly
who is adversely affected by final SFWMD action may
seek judicial review of the SFWMD's final declsion by filing
a notice cf appeal pursuant to Florida Rule of Appellate
Procedure 9,110 in the Fourth District Courl of Appeal or in
the appellate dishic’ where a pariy resides and filing a
second copy of the notice with the SFWMD Clerk within 30
days of rendering of the final SFWMD action.

LAND AND WATER ADJUDICATORY COMMISSION

9. A paly to a “proceeding below" may seek
review by the Land and Water Adjudicatory Commission
(FLAWAC) of SFWMD's final agency action to determine if
such action is consistent with the provisions and purposes
of Chapter 373, Fla. Stal. Pursuant to Section 373.114,
Fla. Stat,, and Rules 42-2.013 and 42-2.0132, Fla, Admin.
Code, a request for review of (a2) an order or rule of the
SFWMD must be filed with FLAWAC within 20 days after
rendilion of the order or adopli 1 of the rule sought to ba
reviewed; (b) an order of the Department of Environmental
Protection (DEP) requiring amendment or repeal of a
SFWMD rule must be filed with FLAWAC within 30 days nf
rendition of the DEP's order. and (c) a SFWMD order
entered pursuant to a forrmal administrative haaring under
Section 120.57(1,, Fla, tal., must be filed no lai~ . than 20
oay: afler renditon of the SFWMD's final order.
Simultaneous with filing, a copy of the request for review
must b2 served on the DEP Secrelary, any person named
in the SFWMD or DEP final order, and all parties to the
proceeding, below. A copy of Rule 42-2.013, Fla. Admin.
Code is attached lo this Notice of Rights.

PRIVATE PROPERTY RIGHTS PROTECTION ACT

10. A property owner who alleges a specific action
of the SFWMD has inordinately burdened an existing use
of the rez; property, or a vested right to a specific use of
the real property, may file a claim in the circuit court where
the res! properly is located within 1 year of 'he SFWMD
actioni pursuant to the procedures set forth in Subsection
70.001(4)(a), Fla. Stal.

LAND USE AND ENVIRONMENTAL DISPUTE RESOLUT!ON

11. A properly owner who alleges that a SFWMD
development order (as that term is defined irr Section
70.51(2)(a), Fla. Stat. to include permits) or SFWMD
enforcement actiun is unreasonabie, or urdairly burdens
ine use of the real property, may file a request for relief
with the SFWMD within 30 days of receipt of the SPWMD's
order ar notice of agency aclion pursuart to the proceduras
set forth in Subsectiong 70.51(4) and (6), Fla. Stal.

MEDIATION

12, A person whose sul | anf'2} nlerests are,
or may be, affected by the SFWMD 5 w.%an may choose
mediation as an alternative remedy under Section 120.573,
Fla. Stal. Pursuant to Rule 28-106.11(2), Fla. Admin.
Code, the pelition for mediation shall be filed within 21
days of either written nolice through mail or posting or

Re ed August, 2000
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publicalicr of notice that the SFWMD has or intends o
lake final agency action, Choosing mediation will nat affect
the rigt.’ to an administrative hearing if mediation does not
result in settlement,

Pursuant to Rule 28-106.402, Fla. Admin. Code, the
conlents of the pelition for mediation shall contain the
following information:

(1) the name, address, ang telephone
number of the person requesling mediaticn and that
0erson’s representative, if any;

(2) a slatement of the preliminary agency
action;

(3) an explanation of how the person's
substantial interests will be affected by ihe agency
determination: and

{4) a slatement of relief sought,

As provided in Section 120,573, Fla. Stat, (1997), the
timely agreement of all the parlies to mediate will toll the
time limitations imposed by Sections 120.569 and 120.57,
Fia. Stal., for requesting and holding an adminisirative
haaring.  Unless ~therwise agreed by the parlies, the
mediatior must be concluded within 60 days of the
. execution of the agreement, |If mediation results in
Feoor T settlement of lhe dispute, the SFWMD must enter a final
T : order ‘neorporating the agreement of the parties, Persons
whose substantial interast will
mdified agency decision have a right ! petition for
hearing within 21 davs of receipt of the final order in
e Ty accordance with the requirements of Sections 120.569 and

.= 120,37, Fia. Stat., and SFWMD Rule 28-106.201(2), Fla.
. Admin. Codz. If mediation terminates without settlement of
et the dispute the SFWMD shall notify alf parlies in writing
T that the administr e hearing process under Seclions
" 120.569 and 120.57, Fla, Stal, remain available for
o disposition of the dispute, and the notice will specify the
.?». deadlines that then will apply for challenginp the agency
- action.

be affected by such a

- &

Ca VARIANCES AND WAIVERS

N 13. A person who is subject to requlation
& fBursuant to a SFWMD rule and believes the application of
? thal rule will create a substantial hardship or will violale

et Subseclion 120.54%(2), Fla. Slat.) and can demonstrate
that the purpose of the underlying statute will be or has
been achieved by clher means. may file a petition with the
: SFWMD Clark requesting a variance from or waiver of the
Lo SFWMD rule. Applying for a variance or waiver does n.i
, subslitute or extend the time for fiing a petition fcr an
dministrative hearing or exercising any other right thal a
persct may have concerning the SFWAMD's action,
Pursuant 1o Rule 28-104.002(2}, Fla. Admin, Code, the

petition must include the following information:

(a) the caption shall reag:
Petition for (Variance from) or (Waiver of) Rule {Citation)
(b) The name, address, telephone number

and any facsimile number of the pelitioner;

() The name, address telephone number
and any facsimile number of the attorney or qualified
representalive of tl  netitione, {if any);

(d) tri- applicable rule or portion of tha rule;

(e) the citation to the staiue the rule is
implementing;

(n the tvpe of aclion reguested;

(g) the specific facts that demonstrate a
substantial hardship or violation of principals of falmess
that would justify a waiver or variance for the pefitioner;

(h) the reason why the variance or the waiver
requested would serve the purposes of the unanrlying
staluiz, and

(i) a slatement of whether the variance or
waiver Is permanent or temporary, If the variance or
waiver Is temporary, the petition shall includa the dates
indicating the duration of the requested variance or waiver,

A persop requesling an

emergency variance from or
waiver of & SFWMD rule

must clearly so state in the
caption of the peiition. |n addition to the requirements of
Section 120.542(5), Fla. Staf, pursuant to Rule 28-
104.004(2), Fla. Admin. Code, the petition must also
include:

a) the specific facts that make the situation an
emergency; and

b} the specific facts to show that the petitioner will
suffer immediate adverse effect unless the variance or
walver is issued by the SFWMD more expediliously than
the applicable timeframes set forih in Section 120,542, Fla.
Stal.

WAIVER OF RIGHTS

14. Failure to observe the relevant fime
frames prescribed above wil constitute a waiver of such
right.
28-106.201 INITIATION OF PROCEEDINGS
(INvoLVING DISPUTZD 155UES OF MATERIAL FACT)

(2) All pelitions filed under these rules shall contain:

(a) The name and address of each agency affected
and eack agency’s file or identification number, if known;

(b) The name, address, and lelephone number of the
petitioner; the name, address, and telephone number of
the pelilioner's representative, if any, which shall be the
arddress for service purposes during the course of the
proceeding, and an explanalion of how the petilioner's
substantial interests will be affecled by the agency
delern:ination:

(c) A sialement of when and how the pelilioner
received notice of the agency decision:

(d) A stalement of all disputed issues of material fact.
Il there are none, the petition must so indicate;

() A concise statement of the ullimale facts alleged,
as well as the rule. and slalutes which entille the petitioner
to reliel: and

(N Ademand for relief,

Revised August, 2000
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28-106.301  INITIATION OF PROCEEDINGS
(NOT INVOLVING DISPUTED IS5 IES OF HIAT - 5 . 1wt
2) All petitions filed under these rules shall ~=ni.s»

(2) The name and address of each agen-.y alfe e
and each agency's file or identification number, i iknow

(b) The name, address, and telephone numbor o tF
petitioner; the name, address, and telephone numt
the petitioner's representalive, if any, which shall be 1=
address for service purposes during the course of the
proceeding, and an explanation of how fhe pelitioner's
substantial Intercsts will be affected by the agency
determination;

(c) A statement of when and how the pefitioner
received notice of the agency decision:

(d) A concise staiement of the ullimale facts alleged,
as well as the rules and statutes which entitle the pefitioner
to relief; and

{e)} A demand for relief,

23-107.004 SUSFENSION, REVOCATION, ANNULMENT,
OR. WITHDRAWAL

(3) Requests for hearing filed in accordance with this
rule shall include:

(@) The name and address of the party making the
request, for purposes of service;

(b) A statement that the parly is requesling a nearing
involving disputed issues of material fact, or a hearing rot
involving disputed issues of material fact; and

(c) A reference to the nalice, order to show cause,
administrative complaint, or other communication that the
parly has received from the agency.

42-2.013 REQUEST FOR REVIEW PURSUANT TO
SECTION 373.114 OR 373.217

(1) In any proceeding arising under Chapter 373, F.S.,
review by lhe Florida Land and Water Adjudicatory
Commission may be initiated by the Department or a parly
by filing a request for such review wilh the Secrelary of the
Commission and serving a copy on any person named in
the rule or order, and on all parlies lo the proceeding
which resuited in the order sought to be reviewed. A
certificale of service showing completion of service as
required by Lhis subsection shall be a requirement for a
determination of sufficiency under Rule 42-2.0132. Failure
to file the request with the Commission within the fime
period provided in Rule 42-2.0132 shall resull in dismissal
of the request for review.

(2) The request for review shall identify the rule or order
requested lo be reviewed, the proceeding in which the rule
or arder was entered and the nature of the rule or arder. A
copy of the rule or order soughl to be reviewad shall be
altached.  The requesl for review shall siale wilh
7articularity:

(@) How the order or rule conflicts with the
requirements, provisivns and puiposes of Chapler 373,
F.8., or rules duly adopted thereunder;

» low the rule or order sought lo be reviewed

+1os e interests of the party seeking review,;

7 The oral or written statement, sworn or unswarn,
- o Le suomitted to the agency concerning the matter
-~ @e en.owed and the date and location of the statement,
# iz mdnvidaal or enlily requesting the review has not
varc.pated 1 a proceeding previously instituted pursuart
t- Chamer 127, F.S,, on the order for which review is
oopahte

. ‘&viey of an order is being sought, whether and

how the activily authorized by the order would
substantially affect natural resources of statewide ar
regianal significance, or whether the order raises issues of
policy, statutory interpretation, or rule interpretation that
have regional or stalewide significan.e from a standpaint
of agency preceden!, and all the factual bases in the
record which the petitioner claims support such
determination(s); and

(e) The aclion requesled to be taken by lhe
Commission as a result of the review, whether {o rescind or
modify the order, or remand the proceeding to the water
managenient district for further aclion, or to require the
water management district lo initiate rilemaking to adopt,
amend or repeal a rule.

28-107.005 EMERGENCY ACTION

(1) If the agency finds that immediate serious danger
lo the public health, safety, or welfare requires emergency
aclion, the agency shall summarily suspend, limil, or
restrict a license,

(2) the 14-day notice requirement of Seclion
120.569(2)(b), F. S., does not apply and shall not be
construed to prevent a hearing al the earliest lime
practicable upon request of an agyrieved party.

(3) Unless otherwise provided by law, within 20 days
after emergency action taken pursuant to paragraph (1) of
this rule, the agancy shall initiate a formal suspension or
revacation proceeding in compliance wilh Sections
120.569, 120.57. and 1120.60, F.S.

40E-1.611 EMERGENCY ACTION

(1) An emergency exisls when immediate action is
necessary lo protect public health, safety or welfare; the
nealth of animals, fish or aqualic life; the works of the
District; a public water supply, or recreational, commercial,
industrial, agricultural or other reasonable uses of land and
waler resources.

(2) The Executive Director may employ the resources
of the District to take whatever remedial action nacessary
to alleviate the emergeney condition without the issuance
of an emergency order, or in *he evenl an emergency order
has been issued, after the ¢ :piration of the requisite time
for compliance wilh that order,

Revised ALgust, 2000
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ALICO CROSSINGS
LEE COUNTY UPLAND RESTORATION PLAN

Section 3, Township 46 South, Range 25 East
Lee County, Florida

March 2022

Prepared for:

Stock Development, LLC
2639 Professional Circle, Suite 101
Naples, FL 34119

Prepared by:

DexBender
4470 Camino Real Way, Suite 101
Fort Myers, FL 33966
(239) 334-3680
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l. INTRODUCTION

The applicant proposes to construct a commercial/residential development at this
location. This will include buildings, roads, parking facilities, 1.10+ acres of Lee County
required indigenous restoration and 3.50%+ acres of Lee County required indigenous
preserve.

This report describes the proposed indigenous restoration plan. Details of the
management of the overall 4.60+ acres of Lee County preserve will be provided at the
time of development order application.

L. PROPOSED WETLAND RESTORATION PLAN

Exotic Control

All exotics (defined as Category 1 and 2 species on the Florida Invasive Species
Council’'s List of Invasive Plant Species) within the 1.10+ acre restoration area be
mechanically removed from areas that are currently dominated with exotics and
therefore have very few native species present (i.e. polygon mapped as FLUCCS Code
411E4 on the existing conditions Vegetation Map). The limits of the areas from which
exotics may be mechanically removed will be determined based on site specific
conditions at the time of clearing. All vegetative debris resulting from this activity will be
removed from the restoration area. This mechanical activity may result in temporary
disturbance to the soil. Once the exotic control is completed, ruts caused by the use of
heavy equipment will be graded to blend within adjacent grades within the portions of
the restoration area that will remain at existing grade. In the portion of the restoration
area that is currently improved pasture, the existing non-native species will be treated
with herbicide. In the event mechanical removal of exotics is not deemed to be
practicable, exotics within these areas will be treated as described below.

In the remaining areas (if any), exotic control will be accomplished by chain saw or
machete. Large trees (greater than four inch diameter at breast height (DBH)) may be
girdled and killed in place with a stump specific herbicide suitable for aquatic
application. The four inch DBH and smaller trees and shrubs will be cut just above
natural grade and the stump treated with an appropriate herbicide suitable for aquatic
application. The resulting vegetative material will be disposed of by one or more of the
following methods: 1) cut into four to six feet sections and stacked on the ground with
alternating layers of trees at right angles to each other (log cabin) with the stacks no
higher than 5+ feet, 2) cut and placed into piles (tee-pee) with piles spaced a minimum
of 100+ feet apart, 3) where exotic density is less than 25 percent the exotics may be
cut into two to four foot sections and scattered on the ground, and 4) woody exotic
vegetation may be removed from the restoration area. Herbicides will be used in strict
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SECTION: 3
TOWNSHIP: 46 S
RANGE: 25 E

Kemyued syeQ @94y '

Notes:

1. Property boundary obtained from Kris A. Slosser, PSM.

2. Mapping based on photointerpretation of 2021 aerial photography and
ground truthing in August 2021.

3. Delineation of jurisdictional wetlands approved during review of SFWMD
Permit No. 36-05268-P.

AL
411 Los: N 411
(0.30 ac.) (0.44 ac.)

i
0 100 200

————
SCALE FEET

.-l

FLUCCS Description Acreage
411 Pine Flatwoods 4.60 ac.
A Indigenous Preserve (3.50 ac.)

[~ }/ Indigenous Restoration (1.10 ac.)

March 30, 2022 9:37:15 a.m.

PERMIT USE ONLY, NOT FOR CONSTRUCTION Drawing: STOCK26INDREST.DWG

Figure 1. Indigenous Restoration Plan Map

Alico Crossroads

DEXBENDER

ENVIRONMENTAL CONSULTING
FORT MYERS 239-334—3680

9
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accordance with label directions by trained applicators. Care will be taken to reduce
damage to non-target native species to the maximum extent practical.

Supplemental Plantings
Once the exotics have been removed from the 1.10+ acre upland restoration area
native trees, shrubs, and ground covers will be installed.

Areas with less than 200+ live native trees per acre greater than 6 feet in height will be
identified for supplemental planting. These areas will be planted with slash pine and
scattered laurel oak in a random pattern at densities of approximately 194 trees per
acre (15 feet on center). If live native trees are present, those trees will count towards
the required planting density. Plant material will consist of container grown 6 feet tall
trees. Native shrubs will be planted within five clusters of one gallon shrubs consisting
of seven shrubs planted 10 feet on center in each cluster. Native ground cover species
will be installed at densities of 1,742+ plants per acre (5% feet on center). Planting will
be installed at the beginning of the first wet season following the completion of the initial
exotic treatment event (Table 1). The final species list will be based upon site specific
conditions and on plant material availability at the time of planting.

Table 1. Supplemental Plantings

Botanical Name Common Size Spacing Estimated
Name (feet O.C.) | Number of Plants
CANOPY TREES
Pinus elliottii Slash pine 6 ft 15 170
Quercus laurifolia Laurel oak 6 ft 15 43
Total 213
SHRUBS
Chrysobalanus icaco Cocoplum 1 gal 10* 15
Hamelia patens Firebush 1 gal 10* 10
llex glabra Gallberry 1 gal 10* 5
Rapanea punctata Myrsine 1 gal 10* 5
Total 35
GROUNDCOVER
Aristida sp. Wire grass 1 gal 5 383
Eragrostis sp. Lovegrass 1 gal 5 575
Licania michauxii Gopher apple 1 gal 5 96
Muhlenbergia capillaris | Muhlygrass 1 gal 5 383
Serenoa repens Saw palmetto 1 gal 5 192
Spartina bakeri Sand cordgrass | 1 gal 5 287
Total 1,916

* Approximate distance between shrubs in planting clusters

Y:\STOCK-26\Zoning\County Rest Plan.Doc
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2726 OAK RIDGE COURT, SUITE 503

'/ TRANSPORTATION o
CO N S U LTA N TS 7 I N C TRAFFIC ENGINEERING

TRANSPORTATION PLANNING
SIGNAL SYSTEMS/DESIGN

March 24, 2022

Mr. Dan DelLisi, AICP
DeLisi, Inc.

1605 Hendry St

Fort Myers, FL 33901

RE:  Alico Crossroads CPD

Dear Mr. DeLisi:

TR Transportation Consultants, Inc. has reviewed the Traffic Impact Statement (TIS)
comments issued by the Lee County Department of Community Development regarding
the above project. The comments and TR Transportation’s response to those comments

are listed below for reference.

LC T.1.S. Application Sufficiency Checklist:

1. One right-in/right-out and one full access on Three Oaks Pkwy are used in
the Traffic Impact Statement (T1S). However, only one full access is shown
on the Master Concept Plan (MCP). The right-in/right-out access in the
TIS is too close to the driveway to the south and Lee County DOT is
unlikely to support. The TIS needs to be revised with no right-in/right-out
access.

Acknowledged. See attached updated Figures A-1, A-2, 2 & 3, which were revised to
remove the right-in/right-out only access.

2. The information of intersection level of service (LOS) analysis shall be
provided for review.

Acknowledged. See attached intersection analysis at proposed site access drive on Three
Oaks Parkway as well as at the off-site intersection of Alico Road and Three Oaks
Parkway. Note, the intersection analysis at proposed site access drive on Three Oaks
Parkway also included traffic volumes from the rezoning TIS for Three Oaks Distribution
Center (DCI2019-00013).

If you have any additional questions, please do not hesitate to contact us.

Sincerely,

7

Yiiry Bykau, P.E.
Transportation Consultant
Attachments

K:\2021\08 August\35 Alico Crossroads Comp Plan and Zoning\Sufficiency\3-24-2022 Sufficiency doc
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REVISED FIGURES A-1, A-2,2 & 3
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TABLE 3A
GROWTH RATE CALCULATIONS
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TABLE 3A
ANNUAL GROWTH RATE CALCULATIONS
BASED UPON HISTORICAL COUNT DATA

2014 2020 ANNUAL

CURRENT AADT AADT YRS OF GROWTH
ROADWAY SEGMENT |D# VOLUME VOLUME GROWTH RATE
Alico Rd W. of I-75 10.0 38,400 41,900 6 2.00%
Three Oaks Pkwy S. of Alico Rd 414.0 11,800 13,600 6 2.39%

* All traffic volumes were obtained from the Lee County Traffic Count Report.
~ In instances where the historical data indicates a reduction in traffic or insufficient data was available to calculate

=+ A growth rate due to construction, a minimum annual growth rate of 2.0% was assumed.

SAMPLE GROWTH RATE CALCULATION

2020 A1/Yrs of Growth)
Annual Growth Rate (AGR) = -1
2014
A(1/6)
41,800
AGR (Alico Rd) = -1
38,400

AGR (Alico Rd) = " 1.46%

ACTUAL
GROWTH
RATE
1.46%

2.39%
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TRAFFIC DATA FROM LEE COUNTY
TRAFFIC COUNT REPORT



Updated 2/24/21 Daily Traffic Volume (AADT)

Sta-
STREET LOCATION tion# 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
A &WBULB RD N OF GLADIOLUS DR 215 7700 6800 6600 7100 7700
ALABAMA RD N OF IMMOKALEE RD 201 6800 7100 6000
ALABAMA RD S OF HOMESTEAD RD 200 8800 11100 9000 9300 10300 11000 10200 10700 7900
ALICORD E OF US 41 204 21800 21700 23400 19900 21900 24100 22100 22800 24200 25600
ALICORD E OF LEE RD 207
ALICO RD WOF |-75 10 25800 27200 29100 38400 41100 43600 44800 47900 49800 41900
ALICORD EOFI-75 53 26200 26000 26900 28400 25600 24300 24600 26200 24200 20200
ALICORD E OF BEN HILL GRIFFIN PKWAY 205 7500 8500 8900
BASS RD N OF SUMMERLIN RD 216 8200 8400 8200 11500 11400
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Updated 2/24/21 Daily Traffic Volume (AADT)

Sta-
STREET LOCATION tion# 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
SUNSHINE BLVD N OF IMMOKALEE RD 413 3900 4000 3900 3300
SUNSHINE BLVD S OF LEE BLVD 406 6100 7100 7500 7500 8500
SUNSHINE BLVD N OF LEE BLVD (CR 884) 412 10300 8300 10100 12100 14000
TERMINAL ACCESS RD E OF TREELINE AVE 59 24000 23300 23500 26400 27100 28500 18400
THREE OAKS PKWY S OF CORKSCREW RD 525 16100 18700 18800 20900 21800 25100 20800 23900
THREE OAKS PKWY N OF CORKSCREW RD 415 14700 20200 19900
THREE OAKS PKWY S OF ESTERO PKWY 72 16000 16600 16500 16800 17900 21700 18000
THREE OAKS PKWY S OF ALICORD 414 9500 12700 13700 11800 12300 13100 14100 12300 13600
TICE ST W OF ORTIZ AV 417
TICE ST WOF |75 416 3000 3500 3800 3400
TREELINE AVE S OF PELICAN COLONY BLVD 62 7300 8200 8900 9700 10800 11600 11800 13100 13700 11600
I TREELINE AVE N OF AIRPORT TERMINAL 61 23600 23800 24500 25500 23800 25000 23800 23400 22700 14600
12STW E OF GUNNERY RD 472 4100 5200
23RD ST SW E OF GUNNERY RD 469 10200 11000 11800 12700 13200 16400
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PCS 10 - Alico Rd West of I-75

ue|da Ajunod 887 50000-220210d

2018 AADT = 48,000 vPD
Hour of Day
Hour | ERB wWB | Tota! Month of Year| Fractlon Directional | 0.09 _ 1 . ; .
0o | 0.88% | 1.05% | 0.96% January 1,02 Factor | 0.08 | ' . A T !-f"r*f:: ||
| | | 7 | , | |
1 0.69% | 068% | 0.68% February 1.1 AM 0.53 wB 22; | ”_'?)’;r/‘ '\ |
2 | 060% | 0.46% | 0.53% March 1.1 PM 0.51 EB 0.0 | | LT : |
3 | 065% | 0.32% | 0.49% April 1.03 [ ]
4 | 1.05% | 051% | 0.79% May 0.94 004 ' ‘ | '
003 | b
5 | 1.83% | 1.67% | 1.75% June 0.89 0.02
6 | 4.03% | 461% | 4.31% July 0.93 0.01 B | >
7 | 6.19% | 5.82% | 6.01% August 0.94 0 .. ' Lo . . _ g
8 | 6.18% | 5.39% | 5.80% September 0.96 123 456 7 8 9101112131415161718192021222324 §'
9 | s.82% | 4.50% | 5.19% Oclober 1.1 —o—EB —@—WB e Total 2
10 | 5.99% | 4.92% | 5.48% November 1 g.,
11 | 6.48% | 5.52% | 6.01% December 0.96 o
12 | 661% | 6.33% | 6.48% 15}
13 | 6.07% | 6.56% | 6.31% Month of Year o
14 6.01% | 6.61% | 630% Day of Week | Fraction Design Hour Volume 1451 ] g
15 | 6.80% | 7.05% | 6.92% Sunday 0.69 # Volume | Factor 13 | i
16 | 7.57% | 7.58% | 7.57% Monday 1.03 5 5169 | 0.108 1.2 §
17 | 799% | 7.73% | 7 86% Tuesday 1.08 10 5103 | 0.106 1'1 M
18 | 5.97% | 6.13% | 6.05% Wednesday 1.09 20 4934 | 0.103 | | 8:2
19 | 4.17% | 484% | 4.49% Thursday 1.11 30 4880 | 0.102 | | 82
20 | 3.08% | 4.10% | 3.57% Friday 1.14 50 4788 | 0100 || o5
21 | 231% | 3.48% | 2.87% Saturday 0.86 100 4617 | 0.096 | (\&,«* &,C;A \@é‘ & &;\ \é\e N P @;} 69?} @)& \{,\Oe 69@
22 | 177% | 251% | 212% 150 | 4479 | 0.093 || N ¥ 5\_&‘5 o~ ‘\04“' Qe“
23 | 128% | 1.64% | 1.45% 200 4371 | 0.091

Count duke @ e i’TV\’ft’ Ounlns

DOCE [+ 10+l ) - l.o/z = "-03{

——

’ Y Count duk @ Mico wod Lée/lOrka\e

N

ANAE u}.\\ﬁ»\.\ +1.0 )~ ] ‘] c s
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TURNING MOVEMENT COUNT
ALICO ROAD @ THREE OAKS PKWY



Alico Rd @ Three Oaks Pkwy 1-24-2019 (AM)

File Name: Alico Rd @ Three Oaks Pkwy 1-24-2019 (AM) Site Code:
Location: Fort Myers All Vehicles Study Date:  01/24/2019
Three Oaks Pkwy Alico Rd Three Oaks Pkwy Alico Rd
Southbound Westbound Northbound Eastbound
. . U-  Appr . U-  Appr . U-  Appr . R Appr
Time Right Thru Left Turn Total Right Thru Left Turn Total Right Thru Left Turn Total Right Thru Left U-Turn Total Int Total
07:00 0 1 0 0 1 1 314 38 0 353 67 0 66 0 133 19 281 0 0 300 787
07:15 0 1 0 0 1 (1] 317 59 [} 376 100 1 84 0 185 28 279 1 0 308 870
07:30 0 0 0 0 0 1 338 72 0 411 110 0 91 0 201 24 317 1 0 342 954 5
07:45 0 0 1 0 1 0 324 56 0 380 141 0 95 0 236 34 347 0 0 381 998 [oX
Total 0 2 1 0 3 2 1293 225 0 1520 418 1 336 0 755 105 1224 2 0 1331 3609 <}
S
Q
08:00 I} 1 0 0 1 1 299 50 0 350 93 1 65 0 159 35 280 1 0 316 826 g
08:15 0 0 1 0 1 0 304 77 0 381 a7 0 64 0 151 39 266 1 0 306 839 o
08:30 0 0 0 0 0 0 261 54 0 315 9 0 68 0 159 33 324 1 0 358 832 8—
08:45 0 0 0 0 0 1 279 58 0 338 84 0 Al 0 155 28 295 1 0 324 817 T
Total 0 1 1 0 2 2 1143 239 0 1384 355 1 268 0 624 135 1165 4 0 1304 3314 g
S
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Ig
(';TI:tralf 3 2 0 5 4 2436 464 0 2904 773 2 604 [}] 1379 240 2389 6 0 2635 6923 IB
N
A,,PAP' 000 60.0 40.0 000 00.1 839 16.0 00.0 56.1 001 43.8 000 091 907 002  00.0 N
T(:/:al 00.0 00.0 00.0 00.0 001 35.2 06.7 00.0 11.2 00.0 087 000 03.5 34.5 00.1 00.0
TrL:/::ks - 00.0 00.0 - 00.0 00.0 00.0 00.0 - 00.0 00.0 00.0 00.0 - 00.0 00.0 00.0 00.0 - 00.0 00.0
P?(nll-'lr 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15 07:15
P:vol 0 2 1 0 3 2 1278 237 0 1517 444 2 335 0 781 121 1223 3 0 1347 3648
:m: NaN 0.500 0.250 NaN 0.750 0.500 0.945 0.823 NaN 0.923 0.787 0.500 0.882 NaN 0.827 0.864 0.881 0.750 NaN 0.884 0.914
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Alico Rd @ Three Oaks Pkwy 1-24-2019 (AM)

File Name:

Location: Fort Myers

Alico Rd @ Three Oaks Pkwy 1-24-2019 (AM)

All Vehicles

Site Code:
Study Date:  01/24/2019

Three Oaks Pkwy

0 2 1 0

Right Thru Left U-Turn

@ b b

Alico Rd
3

1223

121

Thru Left U-Turn

Right

,'/
N

@

AM Peak Hour Statistics
AM Peak Hour Begins: 07:15
AM Peak Hour Volume: 3648
AM Peak Hour Factor: 0.914

&S ad @

yeo nyy by

wnj-n

821 <

LEZ

Py odly

® ©

Thru Right

Q@ @

U-Turn

0 335 2 444

Three Oaks Pkwy

COUNTpro Turning Movement Report: Page 3 of 3

CountingCars.com
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Alico Rd @ Three Oaks Pkwy 1-24-2019 (PM)

ue|da Aunod 997 G0000-220210d

File Name: Alico Rd @ Three Oaks Pkwy 1-24-2019 (PM) Site Code:
Location: Fort Myers All Vehicles Study Date:  01/24/2019
Three Oaks Pkwy Alico Rd Three Oaks Pkwy Alico Rd
Southbound Westbound Northbound Eastbound
. . U-  Appr . U- Appr . U- Appr . Appr
Time Right Thru Left Turn Total Right Thru Left Turn Total Right Thru Left Tum Total Right Thru Left U-Turn Total Int Total
16:00 1 0 0 0 1 0 374 70 0 444 83 1 70 0 154 29 295 1 0 325 924
16:15 1 0 1 0 2 1 349 104 0 454 100 1 63 0 164 36 341 1 0 378 998
16:30 0 0 3 0 3 2 371 96 0 469 96 4] 53 0 149 32 351 2 0 385 1006 5
16:45 0 0 1 0 1 1 410 112 0 623 90 0 50 0 140 35 346 2 0 383 1047 Qo
Total 2 0 5 0 7 4 1504 382 0 1890 369 2 236 0 607 132 1333 6 1] 1471 3975 g
>
9
17:00 4 0 0 0 4 0 403 89 0 492 96 1 63 0 160 19 373 Q 0 392 1048 —.
17:15 0 0 0 0 0 4] 406 135 0 541 97 0 58 0 152 35 425 1 0 461 1154 gﬁ
17:30 0 0 0 0 0 1 350 146 0 497 91 1] 49 0 140 33 380 0 0 413 1050 o
17:45 2 0 0 0 2 1 344 104 0 449 77 0 50 0 127 44 327 1 0 372 950 %
Total 6 0 0 0 6 2 1503 474 0 1979 361 1 217 0 579 131 1505 2 0 1638 4202 g
=~
0 0 0 0 0 0 0 0 0 0 0 (4] 0 0 0 0 0 0 0 0 0 S
‘?rr;’t:f 8 0 5 o 13 6 3007 856 0 3869 730 3 453 0 1186 263 2838 8 0 3109 8177 'B
N
At}’" 61.5 00.0 385 00.0 00.2 77.7 221 000 61.6 003 38.2 000 085 913 003 000 N
a
T(:/tal 001 00.0 001 00.0 001 36.8 10.5 00.0 08.9 00.0 055 00.0 03.2 347 00.1 00.0
(]
Tn:/::ks 00.0 - 00.0 - 00.0 00.0 00.0 00.0 - 00.0 00.0 00.0 00.0 - 00.0 00.0 00.0 00.0 - 00.0 00.0
PT(Tir 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45 16:45
P:'\vllol 4 0 1 0 5 2 1569 482 0 2053 374 1 217 0 592 122 1524 3 0 1649 4299
:'_l:l:: 0.250 NaN 0.250 NaN 0.313 0.500 0.957 0.825 NaN 0.949 0.964 0.250 0.861 NaN 0.925 0.871 0.896 0.375 NaN 0.894 0.931

COUNTpro Turning Movement Report: Page 2 of 3 CountingCars.com



Alico Rd @ Three Oaks Pkwy 1-24-2019 (PM)

Fite Name:

Location: Fort Myers

Alico Rd @ Three Oaks Pkwy 1-24-2019 (PM)

All Vehicles

Site Code:
Study Date:  01/24/2019

Three Oaks Pkwy

4 0 1 0

Right Thru Left U-Turn

@ b ©

Alico Rd
3

1524

122

Thru Left U-Turn

Right

PM Peak Hour Statistics
PM Peak Hour Begins: 16:45
PM Peak Hour Volume: 4299
PM Peak Hour Factor: 0.931

RO

uet niy) Wby

wng-n

6951 4

(414

Py oy

&9 1 ®

U-Turn Thru Right

0 217 1 374

Three Oaks Pkwy

COUNTpro Turning Movement Report: Page 3 of 3

CountingCars.com
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2027 FSUTMS TRAFFIC DATA
PROVIDED BY LEE COUNTY
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FIGURE 2 FROM TIS FOR THREE
OAKS DISTRIBUTION CENTER
(DCI2019-00013)



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022
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DEVELOPMENT OF FUTURE YEAR
BACKGROUND TURNING VOLUMES



Intersection
Count Date
Build-Out Year

RAW Turning Movement Counts
Peak Season Correction Factor
Current Peak Season Volumes

Growth Rate
Years to Build-out
2026 Background Turning Volumes

Turning Volumes Adjustment for 3 Oaks Ext.

2026 Total Background Turning Volumes

Project Turning Volumes
2026 Background + Project

RAW Turning Movement Counts
Peak Season Correction Factor
Current Peak Season Volumes

Growth Rate
Years to Build-out
2026 Background Turning Volumes

Turning Volumes Adjustment for 3 Oaks Ext.

2026 Total Background Turning Volumes

Project Turning Volumes
2026 Background + Project

Development of Future Year Background Turning Volumes

Alico Road at Three Oaks Parkway

January 24th; 2019

2026
AM Peak Hour
NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR
335 2 444 1 2 0 3 1,223 121 237 1,278 2
1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08
362 2 480 1 2 0 3 1,321 131 256 1,380 2
2.39% 0.00% 2.39% 0.00% 0.00% 0.00% 0.00% 2.00% 2.39% 2.39% 2.00% 0.00%
7 7 7 7 7 7 7 7 7 7 7 7
427 2 566 1 2 0 3 1,517 155 302 1,585 2
-46 136 -92 241 63 162 129 -14 -51 197
381 138 474 242 65 162 132 1,617 141 251 1,585 199
48 71 31 93 135 -8 -10 105
381 186 474 313 96 255 267 1,509 141 251 1,575 304
PM Peak Hour
NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR
217 1 374 1 0 4 3 1,524 122 482 1,569 2
1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08 1.08
234 1 404 1 0 4 3 1,646 132 521 1,695 2
2.39% 0.00% 2.39% 0.00% 0.00% 0.00% 0.00% 2.00% 2.39% 2.39% 2.00% 0.00%
7 7 7 7 7 7 7 7 7 7 7 7
276 1 477 1 0 4 3 1,891 156 615 1,947 2
-30 106 -77 210 118 136 142 -14 -104 215
246 107 400 211 118 140 145 1,891 142 511 1,947 217
38 113 50 149 114 -13 -15 91
246 145 400 324 168 289 259 1,878 142 511 1,932 308

ue|da Aunod 997 G0000-220210d

2¢02-10-¥0 p8iep ojul [euolippy



Intersection
Count Date
Build-Out Year

2026 Background Turning Volumes

Three Oaks Distriubtion Center Volumes
2026 Total Background Turning Volumes

1

Project Turning Volumes
2026 Background + Project

2026 Background Turning Volumes

Three Oaks Distriubtion Center Volumes
2026 Total Background Turning Volumes

1

Project Turning Volumes
2026 Background + Project

Development of Future Year Background Turning Volumes

Three Oaks Parkway @ Site Access
2027 Model (County)

2026
AM Peak Hour
NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR
0 469 0 0 469 0 0 0 0 0 0 0
62 -8 -13 32 13 31
62 461 0 0 456 32 13 0 31 0 0 0
-4 292 50 -2 197 35
62 457 292 50 454 32 13 0 31 197 0 35
PM Peak Hour
NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR
0 469 0 0 469 0 0 0 0 0 0 0
133 -30 -44 81 79 179
133 439 0 0 425 81 79 0 179 0 0 0
-6 249 42 -4 316 56
133 433 249 42 421 81 79 0 179 316 0 56

ue|da Aunod 997 G0000-220210d
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INTERSECTION ANALYSIS
ALICO ROAD @ THREE OAKS PKWY
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Lanes, Volumes, Timings 2026 AM Peak Hour Background
9: Three Oaks Pkwy & Alico Rd 03/24/2022
ey AN M)A
Lane Group _EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL S8BT SBR
Lane Configurations N A4 I b T e e & f %M f N o
Traffic Volume (vph) 132 1517 141 251 1585 199 381 138 474 242 65 162
Future Volume (vph) 132 1517 141 251 1585 199 381 138 474 242 65 162
|deal Flow (vphpl) 1800 1900 1900 1900 1900 1900 1200 1900 1900 1300 1900 1800
Storage Length (ft) 375 375 650 485 565 240 480 460
Storage Lanes 1 1 2 1 2 1 2 1
Taper Length (ft) 50 50 50 50
Lane Util. Factor 100 ©0%1 100 097 091 100 097 085 100 087 09  1.00
Frt 0.850 0.850 0.850 0.850
Flt Protected 0.950 0.950 0.850 0.850
Satd. Flow (prot) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 167 216 166 171
Link Speed (mph) 45 45 45 45
Link Distance (ft) 1900 2025 1756 2952
Travel Time (S) 288 30.7 26.6 447
Peak Hour Factor 092 092 0% 092 092 092 092 09 092 092 092 092
Adj. Flow (vph) 143 1649 153 273 1723 216 414 150 515 263 71 176
Shared Lane Traffic (%)
Lane Group Flow (vph) 143 1649 153 273 1723 216 414 150 515 263 71 176
Turn Type Prot NA  Perm Prot NA  Perm Prot NA Perm Prot NA  Perm
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases 4 8 2 6
Detector Phase 7 4 4 3 8 8 5 2 2 1 6 6
Switch Phase
Minimum Initia! (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 115 250 250 115 250 2560 115 245 245 115 245 245
Total Split (s) 190 652 652 188 650 650 406 469 469 191 254 254
Total Split (%) 127% 435% 435% 125% 433% 433% 271% 31.3% 31.3% 12.7% 16.9% 16.9%
Maximum Green (s) 125 582 582 123 580 580 341 404 404 126 189 189
Yellow Time (s) 4.0 5.0 5.0 4.0 5.0 5.0 4.0 4.0 4.0 4.0 4.0 4.0
All-Red Time (s) 25 2.0 20 25 20 20 25 25 2.5 25 25 25
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.5 7.0 7.0 6.5 7.0 7.0 6.5 6.5 6.5 6.5 6.5 6.5
Lead/Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag
Lead-Lag Optimize? Yes  Yes Yes  Yes  Yes Yes Yes  Yes  Yes Yes  Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None None None C-Max C-Max None C-Max C-Max
Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 1.0 110 1.0 110 110 110 110 110
Pedestrian Calls (#/hr) 0 0 0 0 0 0 0 0
Act Effct Green (s) 125 576 576 123 574 574 234 408 408 129 303 303
Actuated g/C Ratio 008 038 038 008 038 038 016 027 027 009 020 0.20
v/c Ratio 097 08 022 097 089 023 078 016 094 08 010 039
Control Delay 1343 4741 38 1144 498 46 709 423 613 985 514 107
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 1343 4741 38 1144 498 46 709 423 613 985 514 107
Baseline Synchro 10 Report

Page 1
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Lanes, Volumes, Timings 2026 AM Peak Hour Background
9: Three Oaks Pkwy & Alico Rd 03/24/2022
Approach Delay 50.1 53.4 62.3 61.6

Approach LOS D D E E

Queue Length 50th (ft) 142 532 0 139 570 0 203 59 362 134 30 4
Queue Length 95th (ft) #287 596 38 #234 637 54 252 90 #5694  #220 56 75
Internal Link Dist (ft) 1820 1945 1676 2872

Turn Bay Length (ft) 375 375 650 485 565 240 480 460
Base Capacity (vph) 147 1972 716 281 1966 744 780 961 550 294 713 455
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 097 084 021 097 08 029 053 016 0% 08 010 0.39

Area Type: Other

Cycle Length: 150

Actuated Cycle Length: 150

Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green

Natural Cycle: 100

Control Type: Actuated-Coordinated

Maximum v/c Ratio: 0.97

Intersection Signal Delay: 54.7 Intersection LOS: D
Intersection Capacity Utilization 82.2% ICU Level of Service E
Analysis Period (min) 15

# 9bth percentile volume exceeds capacity, queue may be longer.

Queue shown is maximum after two cycles.

Splits and Phases:  9: Three Oaks Pkwy & Alico Rd

Tor

Baseline Synchro 10 Report
Page 2
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Lanes, Volumes, Timings 2026 PM Peak Hour Background
9: Three Oaks Pkwy & Alico Rd 03/24/2022
A ey v ANt A2 S
Lane Group ' EBL EBT EBR WBL WBT WBR NBL NBT NBRI SBL SBT SBR
Lane Configurations b ol b e 5 o b T S T » o
Traffic Volume (vph) 145 1891 142 511 1947 217 246 107 400 21 118 140
Future Volume (vph) 145 1891 142 511 1947 217 246 107 400 211 118 140
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1800 1900
Storage Length (ft) 375 375 650 485 565 240 480 460
Storage Lanes 1 1 2 1 2 1 2 1
Taper Length (ft) 50 50 50 50
Lane Util. Factor 1.00 091 1.00 097 091 100 097 09 100 097 095 100
Frt 0.850 0.850 0.850 0.850
Flt Protected 0.950 0.950 0.850 0.950
Satd. Flow (prot) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 215 236 188 218
Link Speed (mph) 45 45 45 45
Link Distance (ft) 1900 2025 1756 2952
Travel Time (s) 28.8 30.7 26.6 44.7
Peak Hour Factor 092 092 092 092 092 092 092 092 092 092 092 092
Adj. Flow (vph) 158 2055 154 555 2116 236 267 116 435 229 128 152
Shared Lane Traffic (%)
Lane Group Flow (vph) 158 2055 154 555 2116 236 267 116 435 229 128 152
Turn Type Prot NA  Perm Prot NA  Perm Prot NA  Perm Prot NA  Perm
Protected Phases 7 4 3 8 5 2 1 )
Permitted Phases 4 8 2 8
Detector Phase 7 4 4 3 8 8 5 2 2 1 6 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 115 260 260 15 250 250 115 245 245 115 245 245
Total Split (s) 196 700 700 280 784 784 260 354 354 166 260 260
Total Split (%) 131% 46.7% 46.7% 187% 523% 523% 17.3% 236% 236% 11.1% 17.3% 17.3%
Maximum Green (s) 131 630 630 215 714 714 195 289 289  10. 195 195
Yellow Time (s) 4.0 5.0 5.0 4.0 5.0 5.0 4.0 4.0 4.0 4.0 4.0 4.0
All-Red Time (s) 25 20 20 25 20 20 25 25 25 25 25 25
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.5 7.0 7.0 8.5 7.0 7.0 6.5 6.5 6.5 6.5 6.5 6.5
Lead/Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recalt Mode None None None None None None None C-Max C-Max None C-Max C-Max
Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 1.0 11.0 110 110 110 1.0 1.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0 0 0 0 0
Act Effct Green (s) 131 630 630 215 714 714 165 289 289 101 225 225
Actuated g/C Ratio 009 042 042 014 048 048 041 019 019 007 015 015
v/c Ratio 103 09 020 113 08 027 071 017 09 099 024 036
Control Delay 899 495 75 1368 404 33 747 514 656 12564 585 3.2
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 899 495 75 1368 404 33 747 514 656 12564 585 3.2
Baseline Synchro 10 Report
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DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

Lanes, Volumes, Timings 2026 PM Peak Hour Background
9: Three Oaks Pkwy & Alico Rd 03/24/2022

Approach Delay 494 55.8 66.5 721

Approach LOS D E E E

Queue Length 50th (ft) ~164 471 28 ~323 669 0 131 50 262 117 58 0
Queue Length 95th (ft) m125 m337 m11  #444 738 47 178 81 #4822  #209 94 7
Internal Link Dist (ft) 1820 1945 1676 2872

Turn Bay Length (ft) 375 375 650 485 565 240 480 460
Base Capacity (vph) 154 2135 789 492 2420 877 446 681 456 231 529 422
Starvation Cap Reductn 0 0 0 0 0 0 0 0] 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0

Reduced v/c Ratio 103 09 020 113 087 027 060 017 095 099 024 036

Cycle Length: 150

Actuated Cycle Length: 150

Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green
Natural Cycle: 130

Control Type: Actuated-Coordinated

Maximum v/c Ratio: 1.13

Intersection Signal Delay: 56.1 Intersection LOS: E
Intersection Capacity Utilization 84.0% ICU Level of Service E
Analysis Period (min) 15

~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.

# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.

m Volume for 95th percentile queue is metered by upstream signal.

Splits and Phases:  9: Three Oaks Pkwy & Alico Rd

tos

Baseline Synchro 10 Report
Page 2



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

Lanes, Volumes, Timings 2026 AM Peak Hour With Project
9: Three Oaks Pkwy & Alico Rd 03/24/2022
N N
Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations N M4 f % M4 f M M s I i"'
Traffic Volume (vph) 267 1509 141 251 1575 304 381 186 474 313 96 255
Future Volume (vph) 267 1509 141 251 1575 304 381 186 474 313 96 255
Ideal Flow (vphpl) 1900 1900 1900 1800 1900 1900 1900 1900 1800 1900 1900 1900
Storage Length (ft) 375 375 650 485 565 240 430 460
Storage Lanes 1 1 2 1 2 1 2 1
Taper Length (ft) 50 50 50 50
Lane Util. Factor 100 091 100 097 091 100 097 09 100 097 095 1.00
Frt 0.850 0.850 0.850 0.850
Fit Protected 0.950 0.950 0.950 0.850
Satd. Flow (prot) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Fit Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 153 330 208 241
Link Speed'(mph) 45 45 45 45
Link Distance (ft) 1900 2025 1756 2230
Travel Time (s) 28.8 30.7 26.6 33.8
Peak Hour Factor 092 092 092 092 092 092 092 092 092 092 092 092
Adj. Flow (vph) 290 1640 153 2713 1712 330 414 202 515 340 104 277
Shared Lane Traffic (%)
Lane Group Flow (vph) 290 1640 153 2713 1712 330 414 202 515 340 104 277
Turn Type Prot NA  Perm Prot NA  Perm Prot NA  Perm Prot NA  Perm
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases 4 8 2 6
Detector Phase 7 4 4 3 8 8 5 2 2 1 6 6
Switch Phase
Minimum Initial {(s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 115 250 250 115 250 250 115 245 245 115 245 245
Total Split (s) 294 607 607 207 520 520 269 378 378 208 37 3N7
Total Split (%) 21.0% 434% 434% 148% 371% 371% 192% 27.0% 27.0% 149% 22.6% 226%
Maximum Green (s) 229 537 537 142 450 450 204 313 313 143 252 252
Yellow Time (s) 4.0 5.0 5.0 4.0 5.0 5.0 40 40 4.0 4.0 4.0 4.0
All-Red Time (s) 25 2.0 2.0 25 2.0 2.0 25 25 25 25 25 25
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.5 7.0 7.0 6.5 7.0 7.0 6.5 6.5 6.5 6.5 6.5 6.5
Lead/Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes  Yes Yes Yes Yes  Yes Yes Yes  Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None None None C-Max C-Max None C-Max C-Max
Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 1.0 11.0 110 110 11.0 1.0 110 1.0
Pedestrian Calls (#/hr) 0 0 0 0 0 0 0 0
Act Effct Green (s) 229 541 541 138 450 450 197 313 313 143 269 259
Actuated g/C Ratio 016 039 039 010 032 032 014 022 022 010 018 018
v/c Ratio 100 084 022 081 105 045 08 026 100 097 016 057
Control Delay 1115 437 48 799 816 55 761 458 718 1034 491 14.3
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 1115 437 48 799 816 55 7641 458 718 1034 491 14.3
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DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

Lanes, Volumes, Timings 2026 AM Peak Hour With Project
9: Three Oaks Pkwy & Alico Rd 03/24/2022

Approach Delay 50.3 70.6 68.7 61.4

Approach LOS D E E E

Queue Length 50th (ft) ~268 494 0 127 ~619 0 191 80 312 161 42 28
Queue Length 95th (ft) #462 559 45  #190 #715 70 #268 117  #557  #262 71 119
Internal Link Dist (ft) 1820 1945 1676 2150

Turn Bay Length (ft) 375 375 650 485 565 240 480 460
Base Capacity (vph) 289 1963 705 348 1634 732 500 791 515 350 653 488
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0

Reduced v/c Ratio 1.00 08 022 078 105 045 083 026 100 097 016 057

Area Type: Other
Cycle Length: 140
Actuated Cycle Length: 140
Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green
Natural Cycle: 140
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 1.05
Intersection Signal Delay: 62.4 Intersection LOS: E
Intersection Capacity Utilization 84.1% ICU Level of Service E
Analysis Period (min) 15
~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.

Splits and Phases:  9: Three Oaks Pkwy & Alico Rd
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DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

Lanes, Volumes, Timings 2026 PM Peak Hour With Project
9: Three Oaks Pkwy & Alico Rd 03/24/2022
Y T N T S
Lane Group . EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations iy I ) o o O e ¢ A . r
Traffic Volume (vph) 259 1878 142 511 1932 308 246 145 400 324 168 289
Future Volume (vph) 259 1878 142 511 1932 308 246 145 400 324 168 289
Ideal Flow (vphpl) 1900 1900 1900 1900 1800 1900 1900 1800 1600 1900 1900 1800
Storage Length (ft) 375 375 650 485 565 240 480 460
Storage Lanes 1 1 2 1 2 1 2 1
Taper Length (ft) 50 50 50 50
Lane Util. Factor 100 091 100 097 091 100 09 09 100 097 0985 1.00
Frt 0.850 0.850 0.850 0.850
FIt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
FIt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1770 5085 1583 3433 5085 1583 3433 3539 1583 3433 3539 1583
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 141 335 266 269
Link Speed (mph) 45 45 45 45
Link Distance (ft) 1900 2025 1756 2220
Travel Time (s) 28.8 30.7 26.6 33.6
Peak Hour Factor 092 092 098 092 092 092 092 092 092 092 092 092
Adj. Flow (vph) 282 2041 154 555 2100 335 267 158 435 352 183 314
Shared Lane Traffic (%)
Lane Group Flow (vph) 282 2041 154 555 2100 335 267 158 435 352 183 314
Turn Type Prot NA  Perm Prot NA  Perm Prot NA  Perm Prot NA  Perm
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases 4 8 2 6
Detector Phase 7 4 4 3 8 8 5 2 2 1 6 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 115 250 250 115 250 250 115 245 245 115 245 245
Total Split (s) 288 628 628 290 630 630 204 271 274 2141 278 278
Total Split (%) 206% 44.9% 449% 20.7% 450% 45.0% 146% 194% 194% 151% 19.9% 19.9%
Maximum Green (s) 223 558 558 225 560 560 139 206 206 146 213 213
Yellow Time (s) 4.0 5.0 5.0 4.0 5.0 5.0 4.0 4.0 4.0 4.0 40 4.0
All-Red Time (s) 25 2.0 20 25 20 20 25 25 2.5 2.5 25 25
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.5 7.0 7.0 6.5 7.0 7.0 6.5 6.5 6.5 6.5 6.5 8.5
Lead/Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag Lead Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes  Yes Yes Yes  Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None None None C-Max C-Max None C-Max C-Max
Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 1.0 1.0 110 1.0 110 110 11.0 110
Pedestrian Calls (#/hr) 0 0 0 0 0 0 0 0
Act Effct Green (s) 223 558 558 225 560 560 136 206 206 146 216 216
Actuated g/C Ratio 016 040 040 016 040 040 010 0415 045 010 015 015
vic Ratio 100 101 022 101 103 040 08 030 08 088 033 067
Control Delay 1125 835 60 979 899 42 804 551 536 1054 549 178
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 1125 635 80 979 699 42 804 551 536 1054 549 178
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DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

Lanes, Volumes, Timings 2026 PM Peak Hour With Project
9: Three Oaks Pkwy & Alico Rd 03/24/2022
S T 2 N B S S

LOS F E A F E A F E D F D B
Approach Delay 65.5 67.8 62.2 62.1

Approach LOS E E E E

Queue Length 50th (ft) ~260 ~686 7 ~266 ~749 0 124 68 168 167 79 36
Queue Length 95th (ft) #452  #804 52 #390  #842 60  #187 105  #383  #271 118 141
Internal Link Dist (ft) 1820 1045 1676 2140

Turn Bay Length (ft) 375 375 650 485 565 240 480 460
Base Capacity (vph) 281 2026 715 551 2034 834 340 520 459 358 547 471
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0

Reduced v/c Ratio 1.00 101 022 1.01 103 040 079 030 09 098 033 067

Area Type: Other
Cycle Length: 140
Actuated Cycle Length: 140
Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green
Natural Cycle: 140
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 1.03
[nfersection Signal Delay: 65.6 Intersection LOS: E
Intersection Capacity Utilization 87.2% ICU Level of Service E
Analysis Period (min) 15
~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.

Splits and Phases:  9: Three Oaks Pkwy & Alico Rd

Baseline Synchro 10 Report
Page 2



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

INTERSECTION ANALYSIS
THREE OAKS PKWY @ SITE ACCESS



DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

HCM 2010 TWSC 2026 AM Peak Hour With Project
14: Site & Three Oaks Pkwy 03/2412022

Lane Configurations % % f " M4 FfF " M+ 7
Traffic Vol, veh/h 13 0 31 197 0 35 62 457 292 50 454 32
Future Vol, veh/h 13 0 31 197 0 35 62 457 292 50 454 32
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 0 - - 0 - 0 430 - 290 430 - 285
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 9 92 92 92 92 92 92 922 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 14 0 34 214 0 38 67 497 317 54 493 35

Conflicting Flow Al 984 - 247 986 - 249 528 0 0 84 0 0

Stage 1 601 - - 631 - - - - - - - -
Stage 2 383 - - 355 - - - - - - - -
Critical Hdwy 7.54 - 694 754 - 694 414 - - 414 - =
Critical Hdwy Stg 1 6.54 - - 6.54 - - - - - - - -
Critical Hdwy Stg 2 6.54 - - 654 - - - - - - - -
Follow-up Hdwy 3.52 - 332 352 332 222 - - 222 - -
Pot Cap-1 Maneuver 203 0 753 ~202 0 751 1035 - - 809 - -
Stage 1 454 0 - 436 0 - - - . - -
Stage 2 611 0 - 635 0 - - - - = - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 174 - 753 ~174 - 751 1035 - - 809 - -
Mov Cap-2 Maneuver 174 - - ~174 - - - - - - - -
Stage 1 424 - - 408 - - - < - : 5 5
Stage 2 542 - - 566 - - - - - - - -

M trol Delay, s 15 168.4 ?507" 1'.'-.
HCM LOS C F

S
NEL

Capacity (vehh) 1035 - - 380 174 751 89 - -

HCM Lane V/C Ratio 0.065 - - 0.126 1.231 0.051 006? 5 .
HCM Confro! Delay (s) 8.7 - - 158 1965 10 9.8 - .
HCM Lane LOS A - - C F B A : -

HCM 95th %tile Q(veh) 0.2 - - 04 118 D02 02 = -

~: Volume exceeds capaci $: Delay exceeds 300s  + Comptation Not Defined  *: All major volume in platoon

Baseline Synchro 10 Report
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DCI2022-00005 Lee County ePlan Additional info dated 04-01-2022

HCM 2010 TWSC 2026 PM Peak Hour With Project
16: Site & Three Oaks Pkwy 03/24/2022

int Delay, siveh 1741

Lane Configurations % % f % % 44
Traffic Vol, veh/h 79 0 179 316 0 56 133 433 249 42 42

Future Vol, veh/h 79 0 179 316 0 56 133 433 249 42 421
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 0 - - 0 - 0 430 - 290 430 - 285
Veh in Median Storage, # - 0 - -0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 86 0 195 343 0 61 145 471 271 46 458 88

Conflicting Flow AL 1076 - 229 1082 - 23 546 0 0 742 0 0
Stage 1 550 - - 761 - = = 3 ]

Stage 2 56 - - 31 - - -
Critical Hdwy 754 - 694 754 - 694 414 - - 414 - -

Criical Howy Stg1 654 - - 654 - - - - - - . .
Critical Hdwy Stg2 654 - - 654 -

Follow-up Hdwy 3.52 - 332 352 - 332 222 - - 222 - -
Pot Cap-1 Maneuver 174 0 774 ~172 0 766 1019 - - 861 - -
Stage 1 487 0 - 364 0 2 . - - - -
Stage 2 503 0 - 665 0 - - - = - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 137 - 774 ~110 - 766 1018 - - 861 - -
Mov Cap-2 Maneuver 137 - - ~110 - - - - - - - -
Stage 1 418 - - ~312 - - 3 - - - = z
Stage 2 397 - - 47 - - - - - - - -
HCM Control Delay,s  61.2 $883.9 15 0.7

HCM LOS F F

BLn1

1019 - - 319

Vinor |

Cap.amty vehm)

110 766 861 - -

HCM Lane V/C Ratio 0.142 - - 0.879 3.123 0.079 0.053 - -
HCM Control Delay (s) 9.1 - - 61910388 101 94 - -
HCM Lane LOS A - - F F B A - -

81 331 03 02 - -

HCM 95th %tile Q(veh) 0.5 =

~; ume exceeds capacity  $: Delay exceeds 300s  + Computation Not Defined % Al major volume in platoon ~
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