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Conclusions

Road Impact Mitigation Requirements

Based upon the findings of this report, it was determined that The Nest will not have a
significant or negative impact upon the surrounding road network. It was verified that all
roadways, within the project's area of influence, currently have a surplus of capacity and
can accommodate the traffic associated with the proposed 62 multi-family dwelling units,
5,000 square feet of commercial retail/office space, 5,000 square feet of high-turnover
restaurant land use and a small-scale public park, and the network will continue to
operate at acceptable levels of service for project build-out traffic conditions.
Furthermore, the report concludes that the project will not create any transportation
deficiencies that need to be mitigated.

Because the project will not cause any transportation deficiencies to occur, the Developer
will not be required to fund any off-site roadway improvements/mitigation, other than the
payment of road impact fees, which will be used to fund a portion of the costs of area-
wide improvements as established by Lee County's CIE and Long-Range Transportation
Plan (LRTP). More specifically, the Developer will be required to pay for the project’s
portion of "consumed" capacity via payment of road impact fees. As set forth by Lee
County's Impact Fee Ordinance, the fees are a pro rata assessment towards the funding of
area-wide transportation improvements in order to support new growth. The amount of
road impact fees paid per type of land use are determined via a "consumption-based
impact fee approach”, in which new development is charged based upon the proportion of
vehicle-miles of travel (VMT) that each unit of new development is expected to consume
of a lane mile of roadway network. The cost of consumed lane mile is based upon current
roadway construction costs within Lee County. Therefore, the payment of road impact
fees is the project's pro rata share of funding transportation improvements that are
deemed necessary to support the demands generated by new growth.

Concurrency Review

U.S. 41 (between San Carlos Boulevard and Alico Road) is classified as a six-lane
divided arterial having an adopted maximum service capacity of 3,171 vph for the 100®
highest hour peak direction. As concluded, that segment of U.S. 41 will have a project
build-out traffic demand of 3,102 vphpd and a v/c ratio of 0.98. Therefore, this project
will be consistent with the criteria of the Lee County Concurrency Management Policy.
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Site Access

The project will have a direct right-in/out and left-in access to U.S. 41 which is under the
jurisdiction of the Florida Department of Transportation (FDOT). Therefore, a FDOT
driveway connection permit will need to be obtained prior to developing the site. The
specifics of the site access improvements (e.g., ingress turn lanes, advisory signs,
pavement markings, etc.) will be established with FDOT and Lee County Government as
part of acquiring final development approval.

At the request of Lee County staff, an operational analysis of the site’s right-in/out and
left-in access on U.S. 41 was performed for the AM and PM peak hour traffic conditions
for 2026 project build-out conditions. It was determined that the access will not cause any
notable delay to north/south traffic flow along U.S. 41. Drivers entering the site via the
left-in turn lane and exiting the site will incur delay, as is common and expected for
projects accessing major arterials. The operational analysis was performed based upon
the methodologies established by the Highway Capacity Manual (HCS summary sheets
are provided in the Appendix — refer to pages Bl and B2).

Purpose of Report

The following report has been prepared pursuant to the criteria set forth by the Traffic
Impact Statement Guidelines as set forth by the Lee County Government. This report
provides an in-depth evaluation of the potential transportation-related impacts which may
occur as a result of the proposed Eagles Nest.
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Scope of Project

The Nest is a proposed mixed-use project that consists of 62 multi-family dwelling units,
10,000 square feet of commercial retail/office space and a small-scale (2 acre) public
park. The site is located on the west side of U.S. 41 and south of Alico Road, within Lee

County, Florida.

Access to the project will be provided via a right-in/out and lefi-in access on U.S. 41.

Table A
Proposed Land Use
Land Use Size
Multi-Family Dwelling 62 units
Retail/Office 5,000 s.f.
High-Turnover Restaurant 5,000 s.f.
Public Park 2.0 +/- Acres
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Project Generated Traffic

Traffic that can be expected to be generated by the project was estimated based upon the
guidelines established by the Institute of Transportation Engineers, Trip Generation
Manual, 11% Edition. That is, historical traffic data collected at similar land uses was
relied upon in estimating the project’s traffic. In referencing the Trip Generation Manual,
it was concluded that land use code Multi-Family (LUC 220), Public Park (LUC 411),
Variety Store (LUC 814) and High-Turnover Restaurant (LUC 932) were the most
appropriate uses for estimating the project traffic. Trips were adjusted to account for
pass-by trips, as accepted by Lee County.

Table 1 of this report provides a detail of the calculations that were performed in
estimating the trip generations, which have been summarized below in Table B.

Table B
Trips Computations Summary
(Summation of Table 1)
New AM Peak Hour New PM Peak Hour
New Daily Trips Generated Trips Generated Trips Generated
(ADT) (vph) (vph)
1,176 82 121

The report determined that the project will generate more than 100 net new trips during
the highest peak hour. As such, the Report investigated the traffic impacts associated with
the project based upon the criteria set forth by the Lee County Traffic Impact Statement
Guidelines for developments generating “More Than 100 Trips™.
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Existing + Committed Roadway Conditions

U.S. 41 is a six-lane divided north/south arterial that is under the jurisdiction of the
Florida Department of Transportation. Within proximity of the site, the road has a posted
speed limit of 50 MPH. As set forth by the Lee County Concurrency Management Policy,
U.S. 41 has an adopted performance standard of level of service LOS D and a maximum
service volume capacity of 3,171 vph for the 100™ highest hour peak direction.

Project Generated Traffic Distribution

The project’s traffic was distributed to the surrounding roadway network based upon
logical means of ingress/egress, current and future traffic patterns in the area, and
proximity of supporting land uses, such as business, retail and medical uses. Table 2 and
Figure 2 provide a detail of the traffic distributions based on a percentage basis. Table 2
also depicts the project traffic by volume.

Area of Significant Impact

The area of significant impact was determined based upon Lee County’s 10% criteria
(i.e., if the project’s traffic is 10% or more of a roadway’s adopted level of service LOS C
capacity, then the project has a significant impact upon that link). Table 2 describes the
project traftic distributions and the level of impact on the surrounding roadways. As
shown, no roads will be impacted by 10% or greater than its adopted level of service.
Therefore, U.S. 41 is the only road that is considered to be impacted by the project.

Project Build-Out Conditions

In order to establish project build-out traffic conditions, the project traffic was added to
the forecasted 2026 background build-out traffic volumes. The annual growth rate for all
roads within the project's area of impact was established based upon historical traffic
counts, but no less than 2% per year was applied, which was used to forecast future
traffic conditions. Table 3 provides a detail of the existing and 2026 background traffic
conditions. Table 4 reflects the 2026 background plus project traffic conditions. Table 4
describes the traffic volumes based upon the 100th highest hour peak direction demand
along U.S. 41, as well as the road’s level of service. As determined, U.S. 41 will continue
to operate at acceptable levels of service at project build-out conditions.
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Concurrency Review

U.S. 41 (between San Carlos Boulevard and Alico Road) is classified as a six-lane
divided arterial having an adopted maximum service capacity of 3,171 vph for the 100"
highest hour peak direction. As concluded, that segment of U.S. 41 will have a project
build-out traffic demand of 3,10 vphpd and a v/c ratio of 0.98. Therefore, this project will
be consistent with the criteria of the Lee County Concurrency Management Policy.

Site Access Evaluation

The project will have a direct right-in/out and left-in access to U.S. 41 which is under the
jurisdiction of the Florida Department of Transportation (FDOT). Therefore, a FDOT
driveway connection permit will need to be obtained prior to developing the site. The
specifics of the site access improvements (e.g., ingress turn lanes, advisory signs,
pavement markings, etc.) will be established with FDOT and Lee County Government as
part of acquiring final development approval.

At the request of Lee County staff, an operational analysis of the site’s right-in/out and
left-in access on U.S. 41 was performed for the AM and PM peak hour traffic conditions
for 2026 project build-out conditions. It was determined that the access will not cause any
notable delay to north/south traffic flow along U.S. 41. Drivers entering the site via the
left-in turn lane and exiting the site will incur delay, as is common and expected for
projects accessing major arterials. The operational analysis was performed based upon
the methodologies established by the Highway Capacity Manual (HCS summary sheets
are provided in the Appendix — refer to pages Bl and B2).
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APPENDIX A
Tables 1 thru 4
Figures 1 thru 3
Support Documents

APPENDIX B

Highway Capacity Manual Operational Analysis (HCS worksheets and Results)
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TABLE 1
(page 1 of 2)

TRIP GENERATION COMPUTATIONS

Land Use
Code Land Use Description
220 Multi-Family (Low Rise)
411 Public Park
814  Variety Store
932 High-Turnover Restaurant

Code
LUC 220

Trip Period
Daily Traffic (ADT) =
AM Peak Hour (vph) =

PM Peak Hour (vph) =

The Nest

Build Schedule

3k ok e ok ok ok sk ok ok ok ok sk ok ok e ok 2k ok sk o ok ok dke sk ok sk ok ok sk ok sk sk ok ok ok ok ok ok sk 3k sk ok o ok ok ok 3k ok ok ok ok ks ke sk ok ok ok ke ok ok ok 3k sk ok s ok ok ok ok ok ke ok ok dkook ke sk ek

LUC 411 Daily Traffic (ADT) =

AM Peak Hour (vph) =

PM Peak Hour (vph) =

st ok sk s sk sk o sk sk sk ok ok ok o ke ok ok o ke sk o ke ok sk ok sk ok ok sk ok ok ok sk ke sk o ke ok s sk e ok ok s ok ok s ok ok o ke ok ok o ok ke o o e ok ok e ok ok o ke ok ok ol e ok ok ok e ok oK 3

LUC814  Daily Traffic (ADT) =

AM Adj. Peak Hour (vph) =

PM Adj. Peak Hour (vph) =

Per Lee County ADT = Pass-by = 25% ADT and 30% AM & PM

62 Units
2 Acres
5,000 s.f.
5,000 s.f.
Trip Generation Equation Total Trips Trips Enter/Exit
T=6.41(X)+75.31= 473 ADT
T=0.31(X) + 22.85 = 42 vph 10 /32 wvph
24% Enter/ 76% Exit =
T=0.43(X) + 20.55 = 47 vph 30 /17 wph
63% Enter/ 37% Exit =
T=0.64(X) + 88.46= 90 ADT
T=0.02(X) = 0 vph 0/0 wph
59% Enter/ 41% Exit =
T=0.06(X) + 22.60 = 23 ADT 13 /10 wvph
55% Enter/ 45% Exit =
T=63.66(X) = 318 ADT
T=3.04(X) = 15 vph 9/6 vph
57% Enter/ 43% Exit =
T=6.70(X) = 34 vph 17 /17 wph

51% Enter/ 49% Exit =
25% Daily Pass-by Rate
30% AM & PM Pass-by Rate

Pass-by Daily Traffic (ADT) = 80 ADT
Pass-by AM Peak Hour (vph) = 4 vph 2/2 vph
Pass-by PM Peak Hour (vph) = 10 vph 5/5 wph

e o ok ok ok sk sk ok sk ok ok ok ok ok sk ok ok ok ok ok sk ok ok ok sk o ok sk ok ok ok ke sk ok ok ok ok ok ok ok ok ok ok sk ok ok ok ok ok

New Daily Traffic (ADT) = 239 ADT
New AM Peak Hour (vph) = 11 vph 7/ 4vph
New PM Peak Hour (vph) = 24 vph 12 / 12 vph

A
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TABLE 1
(page 2 of 2)

TRIP GENERATION COMPUTATIONS

Code Trip Period
LUC932  Daily Traffic (ADT) =
AM Peak Hour (vph) =
7-9 AM
PM Peak Hour (vph) =
4-6 PM
Pass-by Trips per I[TE=  43%

The Nest

Trip Generation Equation
T=107.2(X) =

T=9.57(X) =

55% Enter/ 45% Exit =
T=9.05(X) =

61% Enter/ 39% Exit =

Per Lee County ADT = Pass-by = 30% ADT and 40% AM & PM

Pass-by Daily Traffic (ADT) =
Pass-by AM Peak Hour (vph) =
Pass-by PM Peak Hour (vph) =

Total Trips Trips Enter/Exit
536 ADT

48 vph 26 /22 vph
45 vph 27 /18 wvph

30% Daily Pass-by Rate
40% AM & PM Pass-by Rate
161 ADT
19 vph 10/9 wvph
18 vph 9/9 wph

e o 3K 2k ok ok 3k 3 3 ok 4¢3 3k ke 3k 3k 3k 3K %k ok ok A 3 ok ok 3k ok ok dk ok ok ok ok ok ok ok sk sk 3k 3 ok ok ok ok sk ok ok ok ok ok %k

New Daily Traffic (ADT) =
New AM Peak Hour (vph) =
New PM Peak Hour (vph) =

375 ADT
29 vph 16 / 13 vph
27vph 18/ 9 wph

3 ol o ok ok ok sk ok ok sk o ok sk ok ok ok ok ok sk ok sk s ok sk sk sk ok sk sk ok 3k ok ok ok Sk ok ok ok e ok ok ok ok ok ok ok sk ok ok sk ok ok ok ok ok sk sk ok sk ok ok ok ok ok ok sk ke sk ok ok ok ok ok ok ok ok sk ok ok ok

343k ok sk sk ok ok sk ok sk o ok sk ok ok ok o ok sl ok sk sk s ok sk sk ke ok sk ke sk sk ok sk sk ok ok ok ol ok ok ok ok sk sk ok sk ok ok sk ok ok sk ok ke sk ok e sk o ol sl ok ke sle sk ok s sk sk sk ke sk ok sk ok sk ok sk

TOTALS

Pass-by Daily Traffic (ADT) =
Pass-by AM Peak Hour (vph) =
Pass-by PM Peak Hour (vph) =

240 ADT
23 vph 12 /11 wph
28 vph 14 /14 wph

3 % ok ok 3k ok ok 3k ok ok 3k ok ok ok sk ok 3k ol ok ok ol ok ok ok 3k sk sk ok sk ok ok ok ok ok ok ok ke sk sk ke ok sk ke ok ke sk sk ke ke ok

New Daily Traffic (ADT) =
New AM Peak Hour (vph) =
New PM Peak Hour (vph) =

A3

1,176 ADT
82vph 33/49 vwph
121 vph 73 / 48 vph
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Table 21 b): Link-Level Service Volumes and LOS Table
Table 21 b) 6 of 7
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HCS7 Two-Way Stop-Control Report

Site Information
Analyst JMB Transportation Eng Intersection. Site Access
Agency/Co. Jurisdiction
Date Performed 5/7/2023 East/West Street Site Access
Analysis Year 2026 North/South Street UsS. 41
Time Analyzed AM Peak Hour Peak Hour Factor 0.95
Intersection Orientation North-South Analysis Time Period (hrs) 0.25
Project Description
Lanes
Vehicle Volumes and Adjustments :
Approach Eastbound Westbound Northbound Southbound
Movement u L T R u L T R u iE T R u L T R
Priority 10 11 12 ¥ 8 1 1 2 44 4 5
Number of Lanes 0 0 1 0 0 0 0 1 3 0 0 3 1
Configuration R L T T R
Volume (veh/h) 61 0 19 | 2214 3058 26
Percent Heavy Vehicles (%) 0 0 0
Proportion Time Blocked _ 0.000 0000
Percent Grade (%) Q
Right Turn Channelized No No
Median Type | Storage Left Only 1
Critical and Follow-up Headways
Base Critical Headway (secj 7.1 5.3
Critical Headway (sec) 7.10 5.30
Base Follow-Up Headway (sec) 39 3.1
Follow-Up Headway (sec) 3.90 310
Delay, Queue Length, and Level of Service
Flow Rate, v (veh/h) . 64 20
Capacity, ¢ (veh/h) 82 29
v/c Ratio 0.79 0.69
95% Queue Length, Qos (veh) 39 22
Control Delay (s/veh) 135.1 266.9
Level of Service (LOS) F F
Approach Delay (s/veh) 135.1 23
Approach LOS E
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DCI2022-00004_Lee County ePlan

' General Information

HCS7 Two-Way Stop-Control Report

_ Site Information
Analyst JMB Transportation Eng Intersection Site Access
Agency/Co. Jurisdiction
Date Performed 5/7/2023 East/West Street Site Access
Analysis Year 2026 North/South Street Us. 41
Time Analyzed PM Peak Hour Peak Hour Factor 095
Intersection Orientation North-South Analysis Time Period (hrs) 0.25
Project Description
Lanes
Vehicle Volumes and Adjustments
Appl;oach . . Eastbound Westbofmd Northbound South béund
Movement U L T R u L 1 R u L i R U L T R
Priority 10 1 12 4 8 9 1 1 2 3 4U 4 5
Number of Lanes 0 0 1 0 0 0 0 1 3 0 0 0 3 1
Configuration R L T T R
Volume (veh/h) 62 0 36 | 3058 27112 § 51
Percent Heavy Vehicles (%) 0 0 0
Proportion Time Blocked 0.000 0.000
Percent Grade (%) 0
Right Turn Channelized No No
Median Type | Storage Left Only 1
Critical and Follow-up Headways :
Base Critical Headway (sec) 7 71 53
Critical Headway (sec) 7.10 5.30
Base Follow-Up Headway (sec) 3° 3.1
Follow-Up Headway (sec) 3.90 3.10
Delay, Queue Length, and Level of Service
Flow Rate, v (veh/h) 65 38
Capacity, c (veh/h) 109 44
v/c Ratio 0.60 0.87
95% Queue Length, Qos (veh) 29 34
Control Delay (s/veh) 788 238.7
Level of Service (LOS} F E
Approach Delay (s/veh) 788 28
Approach LOS F
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