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Table 13 – Rezone 2027 AM Peak Period Analysis 
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Access Management 
Analysis of turn lane requirements per AC-11-4 and connection spacing per LDC Section 10-285 will be 
included with the development order application. 

Improvement Analysis 
Based on the link analysis and trip distribution, the proposed project is a significant traffic generator for 
the roadway network at this location.  There is adequate and sufficient roadway capacity to accommodate 
the proposed development buildout condition in 2027 and 2045.  

Mitigation of Impact 
The developer proposes to pay the appropriate Lee County transportation impact fees as building permits 
are issued for the project. 
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Appendix A: 
 

Project Master Site Plan and Location 
 

  



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 24 

  

SITE LOCATION I CORKSCREW ROAD 
NAP L ES/ ESTER • , FL 

\ 

C A RTER ROAD 
SERVICE 

ENT RYIEXIT 

GO L F & RACt:;IUET --'\fti~.-S~'9j ) 
C LUB HOUSE 

C • U RT FAC1LITIES---+',-\,.__,.d,1 
( 1 6 TENN I S COURTS ) 

{ l 2) PICKLEBALL COURTS 

1 8 HOLE C HAMPIONSH IP--....l;~ ~~;;a... 

SERVICE ROA D 

G • LF COURSE 
& TRA I NING FACILITY 

3 MILE MAIN -----'0..0 
C IR C ULATI O N ROAD 

30 , 000 ACRES 
• PEN SPACE 

a;l,k-- 1 ,ODO YD 
RANGE & R E T A IL 

BO A T HOUSE W / 

• ,.-oN=.C .. A MU V A,:,,.,r.,~ N n,:,,, 

1 7 2 , u vo'N H U ..... ,, .... , .. ~ .... ~ .. 

PRESER\il~ 
SPORTING CLUB & RES IDENCES 

AT PEPPER PLAC E 

CONCEPTU A L PLAN 



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 25 

  

6Ls Farm Rd 

Co
rk

sc
re

w
 R

d 

Pr
oj

ec
t 



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 26 

 

Appendix B: 
 

Initial Meeting Checklist (Methodology Meeting) 
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METHODOLOGY -INITIAL MEETING CHECKLIST 

Date: September 26. 2022 

Location: NIA - Via Email 

People Attending: 
Name, Organization, and Telephone Numbers 

I) lv[arcus Evans. Lee Countv Depru1ment of Communitv Development 
2) Nom1an Trebilcock. TCS 

3) Gavin Jones. TCS 

Studv Prepare,·: 
Preparer' s aine and Titl e: ormau Trebilcock. AICP. PTOE. PE 
Organization: Trebilcock Consulting Solutions. PA 
Address & Telephone Number: 2800 Dav is Boulevard. Suite 200. Naples. FL 3 4104: 
ph.:239-566-955 1 

Reviewer(s): 
Reviewer 's Name & Title: Marcus Evans, PE 
Org,mization: Lee County Departmen1 of Community Development 

Address: 1500 Monroe Street, For1 Myers. FL 33901 
Telephone Number: 239-533-8355 

Applicant: 
Applicru1t ' s Name: JR Evans Engi11 eering 

Address: 935 1. Corkscrew Road. Suite 102. Estero. FL 33928 
Telephone Number: 239-405-9148 

Proposed Development: 
Name: Pepper Place 
Location: South of Corkscrew Road. the main entrance approximately 1.6 miles east of 

the Carter Road and Corkscrew Road intersection, in unincorporated Lee County, Florida 
- refer to Figure 1. 
Desc1iption: l11e proj ect site i cun-eDtly vacant or agricultural. l11e proposed pro ject is a 

members only residential/recreational complex. The proposed uses include: 

• 250 single family homes 

• 225,000 square foot (SF) clubhouse containing spa (15 .000 SF), health club (10.000 
SF). restaurant (7.500 SF) and 100 overnight accommodations. 

• 15.000 SF retail shop -open to the public 

• 18 hole golf course 

Page 1 of 4 
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• 1000 yard rifle range 
• Trap and skeet ranges 
• Equestrian Center 
• Tennis courts 

• Fishing ponds 
• Hiking. biking and all terrain trails 

•·· 
---'-!I ~:~q T 

Figure 1 - Loc-,ltion Map 

Corkscrew Rd 

Findings of the Preliminary Study: 

N 

I!!:) 

CR~n::;,;q 

C.ir-1.·.1rJ 
Pr;,1ne 

PteSrlt~ 

l11e proposed trip generation assumes that the source of trips to and from all the 
recreational uses will be the occupants of either the single-family dwelling units or the 100 
rooms in the clubhouse. The retail shop is intended for public access and thus added as a 
contributing use l11e proposed ITE land ues code (LUC) (Strip Retail Pl aza <40K) appears 
the most appropriate. 

Resort hotel (ITE LUC 330) is proposed for the 11ip generation of the 100 rooms. Reso1t 
hotel's trip generation includes the generation of staff anivals and departures at a resort 
that typicallv includes some of the recreational uses here. As used here it also assume 100% 
occupancv. 

Page 2 of 4 
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Because no separate trip generation estimates are being developed for the various 
recreati onal uses (many of which do not have anv exact or similar !TE LUC ). no intemaJ 
capture is being proposed. Golf Course will be added as a trip generation contributor to 
provide a conservative estimate of staff related trip generation. 

l11e estimated net new trip generation for the project is greater than 300 peak hour trips. 
Trip Generation - !TE Trip Generation Manual 11th Edition. 
Internal capture - No internal capture traffic reductions are considered for this proj ect. 
Pass-bv Traffic - o pass-by reductions are considered for this project. 
Concurrency analysis - based on AM and PM peak hour new external trips within the area 
of influence. LOS detem1ii1ation based on the Lee County DOT Link Specific Service 
Volumes and FDOT 2020 Generalized Level of Service tables a5 needed. 
Operational - Site access tum lanes analysis - To be provided at the tiiue of development 
order approval. 

St.udv Area: 
Roadway Links: Corkscrew Road 
Additional intersections to be analyzed: NIA 
Build Out Year: 2026 
Horizon Year: 2027 
Analysis Time Period(s): AM/PM Peak Hour. 
Futur1:: Off-Site Developments: to be determined 
Source of Trip Generation Rates : !TE ll ui Edition 
Reductions in Trip Generation Rates: 
None: NIA 
Pass-by trips: NIA 
hltemal trips: NIA 
Transit use: NIA 

Ho1izon Year Roadway Netwo,·k lmp1·ovements: 2027 

Methodology & Assumptions: 
Non-site traffic estiinates: Lee County 2021 Concun-encv Report fn vent01y and 
Projections; 2021 Traffic Count Report 
Site-trip generation: !TE Trip Generation Manual 11 u, Edition 
Trip distribution - assignment method: Based on engii1eering judgment, see Figure 2. 
Tummg Movements: Site access - Ba~ed on engineering judgment and consistent with the 
trip distribution. 
Traffic growth rate: 2% minmmm or histori cal growth rate. whid1ever is greater. 

Page 3 of 4 
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Fieure 2 - Project Tmtlic Percent Distribution 

9 

. ' 
1,11 :ii ,, 

Corkscrew Rd 

ft ne f' "' 
T ,l 

M tyM ,ge Q 

85% 15% 

''°" 

Special Features: (from preliminary study or prior experience) 
Accident locations: NIA 
Sight distance : NIA 
Queuing: to be detem1ined 

Access location & configuration: I A 
Traffic control: MUTCD 
Signal system location & progression needs: I A 
On-site parking needs: NI A 

Data Sources: ITE Trip Generation Manual 11 th Edition 
Base m aps: NIA 
Prior study reports: NIA 
Access policy and jurisdiction : NI A 
Review process: IA 
Requirements: NIA 
Miscellaneous: NIA 

SIGNATURES 

NorV\l\.~11\, Trebtlcoc& 
Study Preparer- onnan Trebilcock 

N 

1..Jf.JC4rl 
Prm,f! 

Pr~tr,,~ 
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Gavin Jones <gjones@trebilcock.biz> 

RE: [EXTERNAL] Pepper Place Traffic Impact Methodology 
1 message 

Evans, Marcus <MEvans@leegov.com > Fri, Oct 21 , 2022 at 1:13 PM 
To: Gavin Jones <gjones@trebilcockbiz> 
Cc: "Wu, Lil i" <LWu@leegov.com>, "Butt, Farhan" <FButt@leegov.com >, "Dunn, Brandon" <BDunn@leegov.com> 

Gavin, 

Just a quick correction to (C) below the latter portion of the sentence should reference that the model volumes may be 
used for the long-term analysis. If you have questions regarding th is, please let me know. Thanks. 

Marcus 

From: Evans, Marcus 
Sent: Friday, October 21, 2022 7:48 AM 

To: 'Gavin Jones' <gjones@trebilcock.biz> 
Cc: Wu, Lili <L\l'v\J@leegov.com>; Butt, Farhan <FButt@leegov.com>; Dunn, Brandon <BDunn@leegov.com> 

Subject: RE: [EXTERNAL] Pepper Place Traffic Impact Methodology 

Gavin, 

Staff has reviewed the subject project traffic study methodology and provides the fol.lowing comments for your 
consideration with respect to a proposed coml)rehensive plan amendment: 

(A) study area: all arterials and collectors within a 3-mile radius of the project shal l be included in the analysis 

(B) analysis horizon year: a short-term (5-year) and long-term (year 2045) analysis is required 

(C) background traffic: historical growth rates may be used for the short-term analysis and growth rates derived 
from the cunent 2045 FSUTMS model traffic volumes may be used for long-term analysis 

(D) service volumes: Lee County's generalized service volumes shall be used for the both the short-term and long­
term analyses 

(E) trip generation: ITE's 11th Edition Trip Generation Manual shall be used for the analysis 

(F) trip distribution: the FSUTMS model should be used to determine project trip distributions 

(G) analysis time period(s): AM/PM peak hour; the appropriate Lee County K-100 and D-factors shaU be used for 
the analysis 

Staff has reviewed the subject project zoning traffic study methodology and provides the following comments for your 
consideration with respect to a proposed rezoning: 



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 32 

  

(1) Lee County's current generalized service volunie tables must be used for determining future roadway levels of 
service 

(2) project trip distribution should be determined by use of tbe Florida Department of Transportation's FSUTMS 
travel demand model 

(3) the AM/PM peak hour trip generation calculations for ITE Land Use C-0de 330 appear incorrect 

(4) the traffic study must comply with the requirements of the current Lee County Land Development Code and 
related codes/policies (including Lee County Adminjstrative CodeAC-13-17) 

Hopefully, the above proves useful. If you have questions regarding any of the comments, please let me know. Thanls. 

Marcus 

Marcus Evans 

Lee County Department of Community Development 

(239) 533-8355 

From: Gavin Jones <gjones@trebilcock.biz > 

Sent: Tuesday, October 11, 2022 4:59 PM 
To: Evans, Marcus <MEvans@leegov.com> 

Cc: Norman Trebilcock <ntrebilcock@trebilcock.biz>; Ciprian Malaescu <cmalaescu@trebilcock.biz> 
Subject: [EXTERNAL) Pepper Place Traffic Impact Methodology 

Good afternoon Marcus, 

Attached for your review is a methodology memo for the traffic analysis of a residential/recreation complex along with the 
estimated trip generation reflecting the current thinking on the uses involved, and a conceptual plan of the complex. 

Thank you, 

Gavin Jones, PE, AICP 

Trebilcock Consulting Solutions, PA 

2800 Davis Blvd, Suite 200 

Naples, FL 34104 

O 239.566.9551 / F 239.566.9553 / M 239.775.6026 

www.trebilcock.biz 

Receive updates from Lee County Government by subscribing to our newsletter 
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Appendix C: 
 

ITE Trip Generation Manual 11th Ed. 
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Description 

Land Use: 21 O 
Single-Family Detached Housing 

A single-family detached housing site includes any single-family detached home on an individual 
lot. A typical site surveyed is a suburban subdivision. 

Specialized Land Use 

Data have been submitted for several single-family detached housing developments with homes that 
are common ly referred to as patio homes. A patio home is a detached housing unit that is located 
on a small lot with little (or no) front or back yard. In some subdivisions, communal maintenance 
of outside grounds is provided for the patio homes. The three patio home sites total 299 dwelling 
units with overall weighted average trip generation rates of 5.35 vehicle trips per dwelling unit for 
weekday, 0.26 for the AM adjacent street peak hour, and 0.47 for the PM adjacent street peak hour. 
These patio home rates based on a small sample of sites are lower than those for sing le-family 
detached housing (Land Use 210), lower than those for single-family attached housing (Land Use 
251 ), and higher than those for senior adult housing ·· single-family (Land Use 251 ). Further analysis 
of this housing type will be conducted in a future edition of Trip Generation Manual. 

Additional Data 

The technical appendices provide supporting information on time-of-day distributions for this 
land use. The appendices can be accessed through either the ITETripGen web app or the trip 

generation resource page on the ITE website (~m~~.:/(~~.'::':i!.~:!?!.9/ J!:!'.:~!!!~~!:!!:~!?~!~.E:.~!.~9.P.i~~/J.~iJ?.: 

-~-~~J>.a.~~.i.~.9.:9.~.n-~-~~!!!?!!O-

For 30 of the study sites, data on the number of residents and number of household vehicles are 
available. The overall averages for the 30 sites are 3.6 residents per dwelling unit and 1.5 vehicles 
per dwelling unit. 

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 201 Os in Arizona, California, 
Connecticut, Delaware, Illinois, Indi ana, Kentucky, Maryland, Massachusetts, Minnesota, Montana, 
New Jersey, North Carolina, Ohio, Ontario (CAN), Oregon, Pennsylvania, South Carolina, South 
Dakota, Tennessee, Vermont, Virginia, and West Virginia. 

Source Numbers 

100,105, 114,126,157,1 67,177,197, 207, 211,217, 267,275,293,300,319,320,356, 357,367, 
384,387,407, 435,522,550, 552, 579,598, 601,603, 614, 637,711,716, 720, 728,735, 868,869, 
903, 925, 936, 1005, 1 007, 1 008, 101 0, 1 033, 1 066, 1077, 1 078, 1 079 

2.18 Trip Generat ion Manual 11th Edition· Volume 3 
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Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 174 

Avg. Nurn. of Dwelling Units: 246 

Directional Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

9.43 

Data Plot and Equation 
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--- Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.92 Ln( X) + 2.68 

Standard Deviation 

2.13 

2000 

- - - - - · Average Rate 

R'= 0.95 

30DIJ 

General Urban/ Suburban and Rural (Land Uses 000- 399) 219 
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Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 192 

Avg. Nurn. of Dwelling Units: 226 

Directional Distribution : 26% entering, 74% exiting 

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

0.70 

Data Plot and Equation 
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--- Fitted Curve 

Fitted Curve Equation: Ln(i) = 0.91 Ln( X) + 0.12 

220 Trip Genera1ion Manual 11th Editi on• Volume 3 
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Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 208 

Avg. Nurn. of Dwelling Units: 248 

Directional Distribution : 63% entering, 37% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

0.94 

Data Plot and Equation 
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Standard Deviation 

0.31 

2000 

- - - - - Average Rate 

R'= 0.92 

30DIJ 

General Urban/Suburban and Rural (Land Uses 000-399) 221 



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 38 

Description 

Land Use: 330 
Resort Hotel 

A resort hotel is similar to a hotel (Land Use 310) in that it provides sleeping accommodations, 
full-service restaurants, cockta il lounges, retail shops, and guest services. The primary difference 
is that a resort hotel caters to the tourist and vacation industry, often providing a wide variety 
of recreational facilities/programs (e.g., golf courses, tennis courts, beach access, or other 
amenities) rather than convention and meeting business. Hotel (Land Use 310), all suites hotel 
(La nd Use 311 ), business hotel (Land Use 312), and motel (Land Use 320) are related uses. 

Additional Data 

It is recognized that some resort hotels cater to convention business as well as the tourist and 
vacation industry. The sites in the database do not have convention facilities. A resort hotel 
with convention facilities is likely to have a different level and pattern of trip generation than is 
presented in the data plots. 

Nine studies provided information on room occupancy at the time of data collection . The average 
occupancy rate for these sites was approximately 88 percent. 

Some properties in this land use provide guest transportation services (e.g. , airport shuttle, 
limousine service, golf course shuttle service) which may have an impact on the overall trip 
generation rates. 

The sites were surveyed in the 1980s and the 1990s in California, Florida, and South Carolina. 

For all lodging uses, it is important to collect data on occupied rooms as well as total rooms in 
order to accurately predict trip generation characteristics for the site. 

Source Numbers 

270, 381,436 

592 Trip Generation Manual 11th Edition · Volume 3 
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Resort Hotel 
(330) 

Vehicle Trip Ends vs: Occupied Rooms 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 6 

Avg . Num. of Occupied Rooms: 461 

Directional Distribution : 72% entering, 28% exiting 

Vehicle Trip Generation per Occupied Room 
Average Rate 

0.37 

Data Plot and Equation 
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--- fitted Curve 

Fitted Curve Equation: T = 0.34(X) + 13.09 

Standard Deviation 
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Resort Hotel 
(330) 

Vehicle Trip Ends vs: Occupied Rooms 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 9 

Avg . Num. of Occupied Rooms: 446 

Directional Distribution : 43% entering, 57% exiting 

Vehicle Trip Generation per Occupied Room 
Average Rate 

0.47 

Data Plot and Equation 

"' 300 
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w 
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200 

X Study Site 

Range of Rates 

0.27- 0.55 

X = Number of Occupied Rooms 

--- fitted Curve 

Fitted Curve Equation: T= 0.48(X) - 2.76 

598 Trip Genera1ion Manual 11th Edi1ion • Volume 3 

Standard Deviation 

0.08 

- - - - - · Average Rate 

R'= 0.91 





Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 42 

Golf Course 
(430) 

Vehicle Trip Ends vs: Holes 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 4 

Avg. Num . of Holes: 23 

Directional Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per Hole 
Average Rate Range of Rates 

30.38 14.50 - 40.50 

Data Plot and Equation 

2000 
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f-
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X = Number of Holes 

Standard Deviation 

9.88 

X Study Site --- fitted Curve - - - - , - Average Rate 

Fitted Curve Equation: T = 34.93(X) -102.33 R'= 0.72 

46 Trip Genera1ion Manual 111h Edi1ion • Volume 4 
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Golf Course 
(430) 

Vehicle Trip Ends vs: Holes 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 15 

Avg. Num . of Holes: 18 

Directional Distribution : 79% entering, 21% exiting 

Vehicle Trip Generation per Hole 
Average Rate 

1.76 

Data Plot and Equation 
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Fitted Curve Equation: LnfTl = 0.91 Ln( X) + 0.77 
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Golf Course 
(430) 

Vehicle Trip Ends vs: Holes 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 14 

Avg. Num. of Holes: 19 

Directional Distribution: 53% entering, 47% exiting 

Vehicle Trip Generation per Hole 
Average Rate 

2.91 

Data Plot and Equation 
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Description 

Land Use: 822 
Strip Retail Plaza ( <40k) 

A strip retail plaza is an integrated group of commercial estab lishments that is planned, 
developed, owned, and managed as ·a uni t. Each study site in this land use has less than 40,000 
square feet of gross leasab le area (GLA) . Because a strip reta il p.laza is open-a ir, the GLA is lhe 
same as the gross floor area of the building. 

The 40,000 square feet GFA threshold between str ip retail plaza and shopping plaza (Land Use 
821) was selected based on an examination of tl1e overall shopplng center/plaza database. No 
shopping pl aza with a supermarket as its anchor is smaller th an 40,000 square feet GLA. 

Shopping center(> 150k) (Land use 820), shopping plaza (40-1 SOk) (Land Use 821), and factory 
outlet center (Land Use 823), are related uses. 

Additional Data 

The technical appendices provide supporting info rmation on ·Iime•of·day distr ibutions for this 
land use. The appendices can be accessed through either the ITETripGen web app or the tri p 

generation resource page on the ITE website (.~J.1P.~.P::".~.~:!!.~:.C?.r_g/!.E!.<:~.~!~~!:!!:~~~!.<:!:.~f.1~P.!~~/!!.\P..: 
~.n.d.-p}~_r!-T.r:i_g_-_9_'!1.n.'!1.~~-ti~~/). 

The srtes were surveyed in the 1980s, t he 1990s, the 2080s, and the 201 Os in Alberta (CAN), 
Cali forn ia, Delaware, Florida, New Jersey, Ontario (CAN), South Dakota, Vermont, Washingl ot1, and 
Wisconsin . 

Source Numbers 

304,358, 423! 428,437, 507, 715,728, 936,960,961,974, 1009 

22.a Trip Genera1ion Manual 11 th Edition , Vo lurne 5 
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Strip Retail Plaza (<40k) 
(822) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 4 

Avg. 1000 Sq. Ft. GLA: 19 

Directional Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates 

54.45 47.86- 65.07 

Data Plot and Equation 

2000 
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ID 20 30 

X = 1000 Sq Ft. GLA 

Standard Deviation 

7.81 

X Study Site --- fitted Curve - - - - , - · Average Rate 

Fitted Curve Equation: T = 42.20(X) + 229.68 R'= 0.96 
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Strip Retail Plaza (<40k) 
(822) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 5 

Avg. 1000 Sq. Ft. GLA: 18 

Directional Distribution : 60% entering, 40% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates 

2.36 1.60 - 3.73 

Data Plot and Equation 
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Fitted Curve Equation: LnfTl = 0.66 Ln(X) + 1.84 
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Strip Retail Plaza (<40k) 
(822) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 25 

Av g. 1000 Sq. Ft. GLA: 21 

Directional Distribution : 50% entering, 50% ex iting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates Standard Deviation 

6.59 2.81 - 15.20 

Data Plot and Equation 

300 

X 

X 
X , 

X .,~' 

2.94 

, 
, , , 

200 

X . , 
---- -- ·· ·· ·~------- ··- ---- -- , ~ ... 

"' -0 
C 
w 
"' 0. 

~ 
II 
r-

100 

>< 

10 

X Study Site 

X ... ~ ......... 

X 

X 

X 

0 

X = 1000 Sq Ft. GLA 

, ,, 

--- Fitted Curve 

Fitted Curve Equation: LnfTl = 0.71 Ln( X) + 2.72 

, , 
, , 

, 
, , , 

, . , 

30 

X 

X 

- - - - - · Average Rate 

R'= 0.56 

, , , 

X X 

X 

40 

General Urban/ Suburban and Rural (Land Uses 800- 999) 231 



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 49 

Description 

Land Use: 932 
High-Turnover (Sit-Down) Restaurant 

This land use consists of sit-down, ful l-service eating estab lishments with a typical duration of 
stay of 60 minutes or (ess. This type of restaurant is usual ly moderately priced, frequently belongs 
to a restaurant chain, and is commonly referred to as casual dining. General ly, these restaurants 
serve lunch and dinner; they may also be open fo r breakfast and are sometimes open 24 hours 
-a day. These restaurants typic-ally do not accept reservations. A patron commonl'y waits to be 
seated, is served by w-ait staff, orders from a menu, and pays after the meaL 

Some facilities o.ffer ca rry-out for a small proportion of its customers. Some facilities within this 
la nd use may also contaln a bar area fo r serv1ng food and alcoholic drinks. 

Fast casual restaurant (Land Use 930), fi ne din ing restaurant (Land Use 937 ), fast•food restau,ant 
wi1hout drive-through window (Land Use 933), and fast-food restaurant with drive-thro ugh window 
(Ii.and Use 934) are related uses_ 

Additional Data 

Users should exercise caution when applying statistics during the AM peak periods, as the sites 
contained in the database for this land use may or may not be open for breakfast. In cases where 
it was confirmed that the sites were not open for breakfast, data for the AM peak hour of the 
adjacent street traffic were removed from the database. 

If the restaurant has outdoor seating, its are-a is not included in the overall gross floor -area. For 
a restau rant that has significant outdoor seating, the number of seats may be more re liable than 
GFA as an independent variable on wh ich to establish a tr ip generation rate. 

The technical appendices provide supporting information on time-of-day distributions for this 
la nd use. The appendices ca n be accessed through either the ITETripGen web app or 1he trip 

generation resource page on the ITE website (_~~tr.s_:PY"'.~.~AE::C?f.~D.E:C?.~.n!~~!:i.€:.~~~1r_9!;,~/.\~P. !~s/~.r.ip_-_ 

~ -~-~-·P..~.~~1.~.S.-.9.~.~-~.'.~. I! '!~!)· 
The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 201 Os In Alberta (CAN), 
Cali forn ia, Flori da, Georgia, Indiana, Kentucky, Massachusetts, Minnesota, New Hampshire, New 
Jersey, New York, Ohio, Oklahoma, Oregon, Pennsylvania, South Carol ina, Sou th Dakota, Tex:as. 
Vermont, and Wisconsin . 

Source Numbers 

126, 269, 275, 280, 300, 301 , 305, 338, 340, 341, 358, 384, 424, 432, 437, 438, 444, 507, 555, 577, 
589, 617, 618, 728, 868, 884, 885, 903, 927, 939, 944, 967 , 962, 977, 1048 

672. Trip Generation Manual 11 th Edition , Volurne 5 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 50 

Avg . 1000 Sq. ft . GFA: 5 

Directional Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 
Average Rate Range of Rates 

107.20 13.04- 742.41 

Data Plot and Equation 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 37 

Avg . 1000 Sq. ft . GFA: 5 

Directional Distribution : 55% entering, 45% exiting 

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

9.57 

Data Plot and Equation 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 104 

Avg . 1000 Sq . ft . GFA: 6 

Directional Distribution : 61 % entering, 39% exiting 

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

9.05 

Data Plot and Equation 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: Seats 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 1 

Avg. Num . of Seats: 148 

Directional Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per Seat 
Average Rate Range of Rates 

4 .37 4.37- 4.37 

Standard Deviation 

Data Plot and Equation Caution - Small Sample Size 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: Seats 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 7 

Avg. Num. of Seats: 159 

Directional Distribution: 52% entering, 48% exiting 

Vehicle Trip Generation per Seat 
Average Rate Range of Rates Standard Deviation 

0.45 0.30- 0.65 0.13 

Data Plot and Equation 
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X Study Site --- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation: T = 0.81 (X) - 57.37 R'= 0.58 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: Seats 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 14 

Avg. Num . of Seats: 142 

Directional Distribution : 57% entering, 43% exiting 

Vehicle Trip Generation per Seat 
Average Rate 

0.39 

Data Plot and Equation 

"' "" C 
w 
"' 0. 

200 

~ ID• 
II 
f-

X Study Site 

,, 

Fitted Curve Equation: Not Given 

10• 

Range of Rates 

0.16-1 .73 

X 

,, X 

X 
X 

X 

X = Number of Seats 

Standard Deviation 

0.39 

X 

200 

- - - - - · Average Rate 

R'= ••• 

300 

General Urban/ Suburban and Rural (Land Uses 800- 999) 687 



Preserve Sporting Club & Residences at Pepper Place – LPA and Rezone– TIS — November 2022 

Trebilcock Consulting Solutions, PA P a g e  | 56 

 

Appendix D: 
 

D1RPM Inputs and Outputs 
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North 

t 

4432 

2045 Cost Feasible Network 
I 

CORKSCREW RD 

T 

10/26/2022 9:14 AM G:\D1 RPMv2.0_1 ·29·21\YR2015\YR2045Cf\Genesis and Pepper Placel.HWYLOAD_ 45A.NET 

CEO.OLiJCB 

4496 
l eppe.rP~ce 

4230 
Number of Lanes 

2 ___ , 
_ , _, 
_ ,, 
Facility Type 

Ton Facilities 
Freeways & Ramps 
Mi nor & Ma,jor Arte rials 
Collectors 
Centroid Connectors 

(Licensed to Trebilcock Consulting Solutions, PA) 
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lntrodu ion 11.4 Upaa1 to this Ha.ndb 

Exhibit 19 

Land U se 
Conversion Rates 
for Traffic lln1lact 

Assessments 

9) Factor the total number of ITE external project trips by the link distribution 
percentages calculated earlier for each link in the loaded network 

10) Resulting ITE trips times link distribution percentages can be plotted link 
by link 

11) Adjust trips to commercial properties on site to account for agreed upon 
pass-by trip percentages 

12) Factor the total number oflTE external trips (with Internal Capture and 
Pass by subtracted) by the link distribution percentages) 

Land Use Conversion Rate• 

Single-Family Dwelling Unit 3 persons per DU 

Multi-Family Dwelling Unit 2 persons per DU 

Office 4 service emplovees Per 1,000 sa ft 

Hospital 3 service emplovees per 1,000 sa ft 

Retail <200k sq ft 2 - 3 commercial emp'loyees per 1,000 sq ft 

Large Retail 1.5- 2 commercial emplovees per 1 000 sa ft 

Industrial 2 industrial employees per 1,000 sq ft 

Wareh ousing 1 industrial employee per 1 000 sa ft 

Hotel .5- 1 service employee per room 
*This data is a compilation of "Rules of Thumb" and calculations using the ITE Tnp 
Generation Manual. These conversion rates should only be considered when local data, FDOT 
District guidance or more specific knowledge is not available. 

Justification and Model methods are commonly used with manual assignment processes when 
documentation of all determining distribution percentages of vehicles . A blended methodology (using 
adjustments to the model manual adjustments to model trip assignments) should be approved by FDOT or 

generated distribution another reviewing agency prior to use. 

should be included in the Manual trip distribution results and model outputs can be compared to provide 

traffic analysis. reasonableness checks. Model methods may be used to determine an initial trip 

Understand the model 's 
strengths and limitations 

distribution and then manual adjustments may be made based on professional 
judgment and familiarity with the transportation network. Justification and 
documentation of all adjustments to the model generated distribution should be 
included in the traffic analysis. The model adjustments must be documented and 
approved by FDOT. 

It is essential that the model user has a thorough understanding ofa given model's 
analysis strengths and limitations so that model output can be properly interpreted 
and used. 
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Appendix E: 
 

Lee County 2021 Concurrency Report (Excerpts) 
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I I 
00100 A& W BULB RD GLADIOLUS DR M::GREGOR BLVD 2LN E 860 C 410 C 431 

00200 ALABAMA RD SR82 MILWAUKEE BLVD 2LN E 990 C 270 C 284 

00300 ALABArvtA RD MILWAUKEE BLVD HOMESTEAD RD 2LN E 990 C 355 C 373 

00400 ALEXANDER BELL SR82 MILWAUKEE BLVD 2LN E 990 D 571 D 600 

00500 ALEXANDER BELL MILWAUKEE BLVD LEELAND HEIGHTS 2LN E 990 D 571 E 664 Shadow Lakes 

00590 ALICORD US41 DUSTY RD 4LD E L980 B 1, 171 B 1.230 

00600 ALICORD DUSTY RD LEE RD 6LD E 2.960 B 1, 171 B 1532 Al ioo Business Park 

00700 ALICORD LEE RD THREE OAKS PKWY 6LD E 2.960 B 1,171 B 1,419 Three Oaks R€gional Center 

00800 ALICORD THREE OAKS PKWY l-75 6LD E 2,960 B 2,051 B 2,156 EEPCO Study 

oo;ioo ALICORD 1-75 BEN HILL GRIFFIN BLVD 6LD E 2,960 B 1,061 B L208 EEPCO Study 

01000 ALICORD BEN HILL GRIFFIN BLVD GREEN MEADOW DR 2LN E 1,100/ 1,840 C 378 E 782 41..n oonstr 2018, EEPCO Study" 

010,50 ALICORD GREEN MEADOW DR CORKSCREW RD 2LN E L IDO B 131 B 224 EEPCO Study 

01200 BABCOCK RD US41 ROCKE FELLER CIR 2LN E 860 C 55 C 162 oldoount 

01400 BARREITRD PONDELLARD PINE ISLAND RD 2LN E 860 C 103 C 116 old countproje:::tion(2009) 

01500 BASS RD SUMMERLIN RD GLADIOLUS DR 4LN E 1,790 C 6Cf/ C 865 

01600 BAYSHORE RD (SR 78) BUS 41 NEW POSTRD/HARTRD 4LD D 2,100 C 1,750 C 1,925 

01700 BAYSHORE RD (SR 78) HART RD SLATER RD 4LD D 2,100 C 1,774 - 2,236 

01800 BAYSHORE RD (SR 78) SLATER RD 1-75 4LD D 2,100 C 1,191 C 1,462 

01900 BAYSHORE RD (SR 78) l-75 NALLE RD 2LN D 924 C 691 C 877 

02000 BAYSHORE RD (SR 78) NALL.ERO SR31 2LN D 924 C 532 C 673 

02100 BEN HIU.GRIFFIN PKWY CORKSCREW RD FGCU ENTRANCE 4LD E 2,000 B 1,403 B ,475 

02,00 BEN HILL GRIFFIN PKWY FGCU BOULEVARDS COLLEGE CLUB DR 4LD E 2,000 B 1,403 B ,475 

02250 BEN HILL GRIFFIN PKWY COLLEGE CLUB DR ALJCORD 6LD E 3,000 A 1,129 A ,221 

26950 BEN HILLGRIFFTN PKWY AL!CORD TERMINAL ACCESS RD 4LD E 1,980 A 985 A 1,035 

02300 BE1H STACEY BLVD 23RD ST HOMESTEAD RD 2LN E 860 C 346 C 548 

02400 BONITA BEACH RD HICKORY BLVD VANDERBILT DR 4LD E 1,900 C 651 C 685 Commaintd In City Plan • 

02500 BONITA BEACH RD VANDERBILT DR US41 4LD E 1,900 C L494 C 1,571 Constrained In City Plan 

02600 BONITA BEACH RD US41 OLD41 4LD E 1,860 C 1,532 C 1,610 Constrained, old count proj ection(2010) 

02700 BONITA BEACH RD OLD41 IMPERIAL ST 6LD E 2,800 C i.818 C i.910 Constrained In City Plan(2010) 

02800 BONITA BEACH RD IMPERIAL ST WOFl-75 6LD E 2,800 C 1,995 C 2,097 Constramed In City F1an 

02900 BONITA BEACH RD E OFl -75 BONITA GRAND DR 4LD E 2,020 B 667 B 701 Constramed 1n City F1an 

02950 BONITA BEACH RD BONITA GRANDE DR END OF CO. MAINTAINED 4LD E 2,020 B 667 B 701 Constrained .In City Plan 

03100 BONITA GRANDE DR BONITA BEACH RD E 'IERRYST 2LN E 860 D 690 E 782 old oount proJection(2009) 

03200 BOYSCOUT RD SUMMERLlN RD US41 6LN E 2,520 E 1,766 E 1,856 

03300 BRANTLEY RD SUMMERLIN RD US41 2LN E 860 C 275 C 289 

03400 BRIARCLIFF RD US41 TRIPLE CROWN CT 2LN E 860 C 157 C 165 

03500 BROADWAYRD(ALVA) SRBo N.RrvERRD 2LN E 860 C 299 C 314 old count projection(2009) 

O'J'!OO BUCKINGHAM RD SR82 GUNNERY RD 2LN E 990 D 477 D 501 

03730 BUCKINGHAM RD GUNNERY RD ORANGE RIVER BLVD 2LN E 990 C 383 C 403 

03800 BUCKINGHAM RD ORANGE RIVER BLVD SR8o 2LN E 990 D 529 E 884 Buckingham 345, Portico 

03900 BURNT STORE RD SR 78 VAN BUREN PKWY 4LD E 2,950 B 923 B 970 

04000 BURNT Sl'ORE RD VAN BUREN PKWY COUNTYLINE ,LN E 1,140 C 506 C 604 

04200 BUS 41 (N TAMIAMI TR, SR CITYLIMITS(N END ED~ PONDELLARD 6LD D 3,171 C 1,249 C 1,554 

04300 BUS 41 (N TAMIAMI TR, SR PONDELU\ RD SR 78 6LD D 3,171 C 1;249 C 1,554 

04400 BUS 41(N TAMIAMI TR, SR SR 78 LITI'LETON RD 4LD D 2,100 C 1,000 C 1,275 

04500 BUS 41 (N TAMIAMI 1R, SR LITTLETON RD US41 4LD D 2,100 C 614 C 827 

04600 CAPE CORAL BRIDGE DEL PRADO BLVD M::GREGOR BLVD 4LB E 4,000 D 3,053 D 3,209 

04700 CAPTNADR BLIND PASS SOUTI-1 SEAS >LN E 860 C 267 C 302 Constrained, oldcount(WIO) 

04800 CEMETERY RD BUCKINGHAM RD HIGGINS AVE >LN E 860 C 328 C 345 

04900 CHAMBERLIN PKWY AIRPORT ENT DANIELS PKWY 4LN E 1,790 C 105 C 150 Port Authority maintained 

0,5000 COCONUT RD WEST END VIA VENEITD BLVD 2LN E 860 C 268 C 420 Esten:, maintains to east 

05100 COLLEGE PKWY McGREGOR BLVD WINKLER RD 6LD E 2,980 D 2,292 D 2,409 

05-:.;,oo COLLEGE PKWY WINKLER RD WHISKEYCREEK DR 6LD E 2.980 D 2.059 D 2,164 

05300 COLLEGE PKWY WHISKEY CREEK DR SUMMERLIN RD 6LD E 2,980 D 2,059 D 2,164 

05400 COLLEGE PKWY SUMMERLIN RD US41 6LD E 2,980 D 1.815 D 1.907 

05500 COLONIAL BLVD McGREGOR BLVD SUMMERLIN RD 6LD E 2.840 - 3,049 3,204 
. 

05600 COLONIAL BLVD SUMMERLIN RD US4.1_ 6LD E 2,840 D 2,821 2,965 

06200 COLONIAL BLVD DYNASTYDR SR82 6LD D 3,040 B 2.241 C 2,355 

06300 COLUMBUS BLVD SR82 MILWAUKEE BLVD 2LN B 860 C 100 C 105 oldoount 

06400 CONSTITUTION BLVD US41 CONSTinJTION CIR 2LN E 860 C 217 C 245 old oount projection(2010) 

o6500 CORBBITRD SR 78 (PINE ISLAND RD) L!TILETON RD 2LN E 860 C 22 C 226 old count, adde::I VAclinic(2009) 

06600 CORKSCREW RD US41 THREE OAKS PKWY 4LD E 1,900 C 1,0Cf/ C 1,272 Gallena at Corks::rew 

o6700 CORKSCREW RD niREE OAKS PKWY WOFI-75 4LD E 1,900 - 2,129 - 2,238 

06800 CORl<SCRE W RD E OFl-75 BEN HILL GRIFFIN BLVD 4LD E i.900 C 1,022 C 1,234 

I 07000 CORKSCREW RD ALICORD COUNTY LINE 2LN E L140 C 499 E 978 EEPCO Study, The Place, Ver-dana Village I 
"'" oow •= -- " ovv ' ,,, ' 

,,, v• 
07200 CRYSTAL DR US41 METRO PKWY 2LN E 860 C 336 C 353 

07300 CRYSTAL DR METRO PKWY PLANTATION RD 2LN E 860 C 225 C 237 
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Appendix F: 
 

Lee County 2021 Traffic Count Report (Excerpts) 
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Updated 3/31/22 Daily Traffic Volume (AADT) 

STREET LOCATION Station# 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 

COLLEGE PKWY W OF SOUTH POINTE BLVD 83 38000 40900 

COLLEGE PKWY E OF WINKLER RD 43 30400 31700 32300 36100 37600 37100 37200 37500 

COLLEGE PKWY W OF NEW BRITTANY 87 33500 33300 32200 28900 

COLLEGE PKWY E OF KENWOOD LN 237 26900 

COLONIAL BLVD E OF SUMMERLIN RD H 51500 52500 53100 54600 55600 55900 56900 56500 51100 57700 

COLONIAL BLVD W OF WINKLER AVE 78 56000 

COLONIAL BLVD W OF TREELINE AVE 91 45100 45500 48300 53400 
-- -

COLONIAL BLVD W OF IMMOKALEE RD 246 ~400 39500 41500 43000 44500 

CORKSCREW RD EOFUS41 247 14300 16600 17000 20000 20800 

CORKSCREW RD WOF 1-75 ~ 29500 28800 30600 31600 33400 34200 36500 39500 

CORKSCREW RD E OF 1- 75 13000 
- -- . 

CORKSCREW RD E OF 1-75 70 21900 21900 22000 22200 22000 22900 20300 16900 17600 
--

CORKSCREW RD E OF BEN HILL GRIFFIN PKWAY 249 15600 18900 20900 

CORKSCREW RD WOFALICORD 248 3800 
-- - -

CORKSCREW RD E OFALICO RD 250 3100 4400 6700 

CRYSTAL DR EOFUS41 254 8600 11200 12300 12100 8200 

CRYSTAL DR E OF METRO PKWY 255 6100 6400 7900 5500 
- -- .. -

CYPRESS LAKE DR E OF SOUTH POINTE BL VD 81 20300 22300 22300 20900 18200 20000 

CYPRESS LAKE DR E OF OVERLOOK DR 73 29400 24700 25800 24200 27100 27200 27100 22600 25400 

CYPRESS LAKE DR W OF SUMMERLIN RD 259 27900 27800 27700 29000 28900 

CYPRESS LAKE DR E OF REFLECTION PKWY 82 42300 38900 39900 40700 35100 39800 

CYPRESS LAKE DR WOFUS41 258 31700 34000 35900 35200 36000 35400 

DANIELS PKWY W OF METRO PKWY 30 40500 40100 46400 47400 48300 48300 49400 49900 41900 49300 
-

DANIELS PKWY W OF PLANTATION RD 263 48000 47600 

DANIELS PKWY E OF SIX MILE PKWY 31 52200 53200 51800 53200 59700 60700 62500 54100 63100 
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Appendix G: 
 

Lee County Generalized Peak Hour Directional Service 
Volumes 
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 April 2016 c:\input5

Level of Service

Lane Divided A B C D E

1 Undivided 130 420 850 1,210 1,640

2 Divided 1,060 1,810 2,560 3,240 3,590

3 Divided 1,600 2,720 3,840 4,860 5,380

Class I (40 mph or higher posted speed limit)

Level of Service

Lane Divided A B C D E

1 Undivided * 140 800 860 860

2 Divided * 250 1,840 1,960 1,960

3 Divided * 400 2,840 2,940 2,940

4 Divided * 540 3,830 3,940 3,940

Class II (35 mph or slower posted speed limit)

Level of Service

Lane Divided A B C D E

1 Undivided * * 330 710 780

2 Divided * * 710 1,590 1,660

3 Divided * * 1,150 2,450 2,500

4 Divided * * 1,580 3,310 3,340

Level of Service

Lane Divided A B C D E

1 Undivided * 160 880 940 940

2 Divided * 270 1,970 2,100 2,100

3 Divided * 430 3,050 3,180 3,180

Level of Service

Lane Divided A B C D E

1 Undivided * * 310 660 740

1 Divided * * 330 700 780

2 Undivided * * 730 1,440 1,520

2 Divided * * 770 1,510 1,600

and bus mode should be from FDOT's most current version of LOS Handbook.

Lee County
Generalized Peak Hour Directional Service Volumes

Urbanized Areas

Uninterrupted Flow Highway

Arterials

Controlled Access Facilities

Collectors

Note: the service volumes for I-75 (freeway), bicycle mode, pedestrian mode,
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