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           ADMINISTRATIVE AMENDMENT (PD) ADD2024-00151
 

ADMINISTRATIVE AMENDMENT
  LEE COUNTY, FLORIDA
 

WHEREAS, Quattrone and Associates, Inc. filed an application for an administrative
amendment to the Three Oaks Logistics Center Mixed Use Planned Development (MPD)
(Resolution Z-21-012) to revise the Master Concept Plan to change the lot configuration, modify
the development parameters to increase the maximum industrial allocation by 450,000 square
feet and decrease the commercial/retail allocation by 300,000 square feet, and request new
deviations from Land Development Code (LDC) provisions related to maximum permitted
driveway widths, minimum refuse and recyclable storage area requirements, and refuse and
recyclable storage area screening requirements on property generally located on both sides of
Oriole Road north of Alico Road, described more particularly as:

 
LEGAL DESCRIPTION: In Sections 03 and 04, Township 46 South, Range 25 East,

Lee County, Florida:
 

ATTACHED AS EXHIBIT “A” 
 
WHEREAS, the subject property has been identified as STRAP Numbers 04-46-25-00-

00003.0040 and 03-46-25-00-00001.1070; and
 
WHEREAS, the property was originally rezoned in Resolution Z-21-012 with no

subsequent amendments (see Exhibit “B”); and
 

WHEREAS, the subject property is located in the Industrial Development Future Land Use
Category as designated by the Lee Plan; and

 
WHEREAS, the applicant has provided a request narrative detailing the nature of the

request (see Exhibit “C”); and
 
WHEREAS, the applicant proposes to amend the master concept plan approved by

Resolution Z-21-012 to reconfigure internal development tracts, eliminate a previously proposed
internal right-of-way on the portion of the planned development east of Oriole Road, and depict
the location of Deviation 4C (see Exhibit “D”); and

 
WHEREAS, LDC Sections 10-295, 10-610, and 34-2015 require parking lot

interconnections between abutting non-residential uses; and
 
WHEREAS, the previously approved internal right-of-way on the east parcel provided the

requisite interconnections in compliance with the applicable provisions of the Land Development
Code; and

 
WHEREAS, the applicant has filed an application for local development order approval to

allow construction of three industrial buildings with associated drainage, landscaping, parking,
and utilities on Tract A as identified on the master concept plan (DOS2024-00113); and 

 
WHEREAS, the development of industrial uses on this tract is focused on shipping and

logistics and is anticipated to principally generate heavy truck traffic associated with such use;
and
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WHEREAS, the applicant’s original request included a Deviation 4D, seeking relief from
the parking lot interconnection requirements established by the LDC between Tracts A and B;
and 

 
WHEREAS, the Lee County Department of Transportation (LCDOT) objected to this

deviation request due to the request’s reliance on Oriole Road and Three Oaks Parkway to
provide access between Tracts A and B and the associated increase in trip volume on these
roadways; and

 
WHEREAS, the applicant revised the request to remove previously proposed Deviation

4D and revised the master concept plan to remove the deviation annotation (see Exhibits “D” and
“E”); and

 
WHEREAS, the master concept plan depicts a single interconnection between Tracts A

and B that is designed to accommodate cross-access between these two tracts for passenger
vehicles (see Exhibit “D”); and

 
WHEREAS, LCDOT reviewed the revised request and has offered no objection to the

proposed cross access design and configuration; and
 
WHEREAS, the applicant’s request also includes a modification to the development

parameters approved by Resolution Z-21-012 to increase the maximum intensity dedicated to
industrial uses and offset this increase with a corresponding reduction in the maximum
retail/commercial development intensity (see Exhibit “C”); and

 
WHEREAS, although the maximum development intensity for the MPD will increase in

terms of maximum floor area, the proposed modification to the development parameters will result
in no change or a decrease in all other measures of intensity including use, size, impact, bulk,
shape, height, coverage, utility demand, traffic generation, and floor area ratios (see Exhibit “G”);
and
 

WHEREAS, the subject request includes a request for a deviation (Deviation 4C) from
LDC Section 34-2013(b)(3), which allows a maximum driveway width of 35 feet at the property
line for two-way parking lot access, to allow a maximum driveway width of 50 feet as measured
at the property line for the northernmost and southernmost access points to Tract A from Oriole
Road (see Exhibit “F”); and

 
WHEREAS, the applicant’s justification for the deviation request notes that the deviation

will allow development of an alternative design that will better accommodate safe access for truck
traffic between Oriole Road and Tract A (see Exhibit “E”); and

 
WHEREAS, LCDOT and Development Services staff reviewed and offered no objection

to the request; and
 
WHEREAS, the subject request also includes two deviations (Deviations 6A and 6B)

associated with solid waste and recyclable storage area requirements established in LDC Section
10-261; and 

 
WHEREAS, Deviation 6A seeks relief from LDC Section 10-261(a), which requires refuse

and recyclable storage area to be calculated at a rate of 216 square feet for the first 25,000 square
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feet of building area plus 8 square feet for each additional 1,000 square feet of building area to
provide sufficient on-site space for the placement of garbage containers or receptacles, and
sufficient space for recyclable materials collection containers, to allow a 50 percent reduction of
this requirement; and

 
WHEREAS, the applicant’s justification for the requested deviation notes the predominant

industrial character of the planned development and indicates that industrial uses typically require
less employees per square foot of building area, contain less areas open to the public, and include
large floor areas dedicated to warehousing and storage (see Exhibit “E”); and

 
WHEREAS, Lee County Solid Waste has reviewed and offered no objection to the

request; and
 
WHEREAS, Deviation 6B seeks relief from LDC Section 10-261(c), which requires all solid

waste and recyclable storage areas to be adequately shielded by a landscaped screen or solid
fencing along at least three sides, to allow solid waste and recyclable storage areas to be
screened on one side when not visible from Oriole Road or Three Oaks Parkway; and

 
WHEREAS, the applicant’s justification for the deviation request notes that the deviation

will apply only to the planned development’s internal areas and that the deviation request will not
affect public health, safety, or welfare; and 

 
WHEREAS, staff has reviewed the deviation request and recommends approval subject

to conditions; and
 
WHEREAS, the Lee County Land Development Code provides for certain administrative

changes to planned development master concept plans and planned unit development final
development plans; and
 

WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development in accordance with applicable regulations for compliance
with all terms of the administrative approval procedures; and
 

WHEREAS, it is found that the proposed amendment does not increase density or
intensity within the development; does not decrease buffers or open space required by the LDC;
does not underutilize public resources or infrastructure; does not reduce total open space,
buffering, landscaping or preservation areas; and does not otherwise adversely impact on
surrounding land uses.
 

NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for an
administrative amendment to the Three Oaks Logistics Center Mixed Use Planned Development
(MPD) (Resolution Z-21-012) to revise the Master Concept Plan to change the lot configuration,
modify the development parameters, and request new deviations from Land Development Code
(LDC) provisions related to maximum permitted driveway widths, minimum refuse and recyclable
storage area requirements, and refuse and recyclable storage area screening requirements, is
APPROVED subject to the following conditions:
 

1. Condition 1 of Resolution Z-21-012 is hereby amended as follows:
 

Development of this project must be in compliance with the one-page Master
Concept Plan entitled Three Oaks Logistics Center, prepared by Quattrone and
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Associates, last revised October 31, 2024, a copy of which is attached hereto as
Exhibit D, except as modified by the conditions of Resolution Z-21-012 and the
conditions below. Development must comply with all the requirements of the
LDC at time of local development order approval, except as may be granted by
deviation as part of this planned development. If changes to the MCP are
subsequently pursued, appropriate approvals will be necessary.
 
Approved Development Parameters
This project is approved for 1,200,000 square feet of commercial and industrial
floor area as follows:
 

960,000 square feet of industrial floor area; and
240,000 square feet of commercial floor area

 
Approved square footage may be distributed on parcels east and west of Oriole
Road as follows:
 

West of Oriole Road: 500,000 square feet total square footage. A maximum
of 20% of the square footage west of Oriole Road may be developed with
commercial or retail uses (100,000 square feet).
 
East of Oriole Road: 700,000 square feet total square footage. A maximum
of 20% of the square footage east of Oriole Road may be developed with
commercial or retail uses (140,000 square feet). If no commercial square
footage is developed west of Oriole Road, then a maximum of 34.28% of
the square footage east of Oriole Road may be developed with commercial
or retail uses (240,000 square feet). 

 
Resolution Z-21-012 approved 13 deviations from the LDC. Three additional
deviations are hereby approved in conjunction with this administrative
amendment. Building heights may not exceed 65 feet.
 

2. Prior to the first local development order approval for Tracts A and B, the plans
must depict at least one paved interconnection with a minimum paved width of
20 feet between Tract A and Tract B in substantial compliance with the Master
Concept Plan attached hereto as Exhibit D. Additional interconnections between
Tract A and Tract B may be provided without requiring an amendment to the
planned development.
  

3. Deviation 4C, which seeks relief from LDC Section 34-2013(b)(3), which allows a
maximum driveway width of 35 feet at the property line for two-way parking lot
access, to allow a maximum driveway width of 50 feet as measured at the
property line for the northernmost and southernmost access points to Tract A
from Oriole Road, is hereby APPROVED subject to the following conditions:
 
a. This deviation is limited to the northernmost and southernmost access

points from Oriole Road onto Tract A as depicted on the Master Concept Plan
attached hereto as Exhibit D. 
 

b. The design of these access points must be substantially consistent with the
exhibit entitled Logistics Industrial – 35’ Wide Driveway Exhibit prepared by
Quattrone and Associates attached hereto as Exhibit F.
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4. Deviation 6A, which seeks relief from LDC Section 10-261(a), which requires
refuse and recyclable storage area to be calculated at a rate of 216 square feet
for the first 25,000 square feet of building area plus 8 square feet for each
additional 1,000 square feet of building area to provide sufficient on-site space
for the placement of garbage containers or receptacles, and sufficient space for
recyclable materials collection containers, to allow a 50 percent reduction of this
requirement, is hereby APPROVED subject to the following conditions:
 
a. Approval of this deviation is limited to industrial uses only.

 
b. Refuse and recyclable storage areas for industrial uses must be calculated

at a rate of 216 square feet for the first 25,000 square feet of building area
plus four square feet for each additional 1,000 square feet of building area.

5. Deviation 6B, which seeks relief from LDC Section 10-261(c), which requires all
solid waste and recyclable storage areas to be adequately shielded by a
landscaped screen or solid fencing along at least three sides, to allow solid
waste and recyclable storage areas to be screened on one side when not visible
from Oriole Road or Three Oaks Parkway, is hereby APPROVED subject to the
following conditions:
 
a. Approval of this deviation is limited to Tract B only. 

 
b. Prior to the local development order approval for each development order

on Tract B, the plans must demonstrate that all proposed solid waste and
recyclable storage areas are not visible from Oriole Road or Three Oaks
Parkway.

  
6. The terms and conditions of the original zoning resolution remain in full force

and effect, except as amended herein.
 

7. If it is determined that inaccurate or misleading information was provided to the
County or if this decision does not comply with the LDC when rendered, then,
at any time, the Zoning Manager may issue a modified decision that complies
with the Code or revoke the decision.  If the approval is revoked, the applicant
may acquire the necessary approvals by filing an application for public hearing
in accordance with Chapter 34.  

List of Exhibits:
Exhibit A – Legal Description
Exhibit B – Resolution Z-21-012
Exhibit C – Request Statement
Exhibit D – Master Concept Plan
Exhibit E – Schedule of Deviations
Exhibit F – Driveway Width Exhibit
Exhibit G – Traffic Impact Statement

 
Duly passed, adopted, and electronically signed on 11/22/2024 
 
Anthony R. Rodriguez, AICP, CPM, Zoning Manager
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EXHIBIT B
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REQUEST STATEMENT

 

THREE OAKS LOGISTICS CENTER
MPD Amendment
±75.85 ACRES

STRAPS#: 03-46-25-00-00001.1070 and 04-46-25-00-00003.0040
Fort Myers, FL 33912

  

The project is made up of two parcels that occupy +/- 75.85-acre known as Three Oaks Logistics
Center, MPD, is located on the west side of Three Oaks Parkway, a half mile north of Alico Road in
Sections 03 & 04, Township 46 South, Range 25 East in Lee County Florida. The project is bisected
by Oriole Road. The property is in the Gateway/Airport Planning Community and falls within the
Industrial Development Future Land Use Category.  
 
On October 6, 2021, the Lee County Board of County Commission adopted Resolution No. Z-21-
012 (DCI2020-00014) to rezone the +/- 75.85-acre project from AG-2 to MPD to allow up to
1,050,000 SF of commercial, retail and industrial uses. The west side of the project was approved to
allow up to 500,000 SF with a maximum of 20% commercial/retail uses. The east side of the project
was approved to allow up to 550,000 SF with a maximum of 80% commercial/retail uses.

OUR REQUEST

The applicant, Alan C Freeman, is requesting Administrative Approval to modify the Three Oaks
Logistics Center, MPD. The intent of the application is to:
 

• Revise the Master Concept Plan to change the lot configuration. 
 

• Include new deviations per changes to the current land development code. 
 

• Modify the Development Parameters to increase the maximum allowed square footage from
1,050,000 SF to 1,200,000 SF by reducing the commercial/retail allocation by 300,000 SF and
increasing the industrial allocation by 450,000 SF.
 

The proposed amendment will provide the requisite flexibility to fully develop the subject property
(Property) in accordance with market demand for a more urban form of development, that can
accommodate the intensity needed for corporate headquarters, medical campuses, and industrial
manufacturing uses. Based on Lee County’s definition of Intensity and Lee County Staff’s interpretation
of the code as it relates to intensity for administrative amendments, the request will not be increasing
intensity in that it is not increasing intensity of uses as demonstrated by an overall reduction of traffic
rates, it is not increasing water and sewer demands (request results in a 30% reduction), open space
is not being reduced, and maximum allowed building heights are not changing.
 
Since there are no increases to the intensity of the project, or modifications of the schedule of uses,
the project is still in compliance with the Goals and Objectives of the Lee County Comp Plan that
were presented during the original zoning application in 2021 and as such, we will only discuss those
that are applicable to the proposed modification. 

EXHIBIT C
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MASTER CONCEPT PLAN

The revised master concept plan configuration consolidates multiple parcels into three parcels and
revises the internal roadway system accordingly.
 
The request is to modify Section B. Conditions: Subsection 1. Development Parameters 

The modification to the Development Parameters is as follows:

Approved Development Parameters
This project is approved for 1,050,000 square feet of commercial and industrial
development floor area as follows:
510,000 square feet industrial floor area and
540,000 square feet commercial floor area.
Approved square footage may be distributed on parcels east and west of Oriole Road as
follows:
 
West of Oriole Road: 500,000 total square footage. A maximum of 20% of the square footage west
of Oriole Road may be developed with commercial or retail uses (100, 000 square feet).
East of Oriole Road: 550,000 total square footage. A maximum of 80% of the square footage east of
Oriole Road may be developed with commercial or retail uses (440,000 square feet).
 
Replace with:
Proposed Development Parameters
This project is approved for 1,200,000 square feet of commercial and industrial
development floor area as follows:
960,000 square feet industrial floor area and
240,000 square feet commercial floor area.
 
Basis for Density Conversion
The basis for the density conversion is to not exceed the previously approved intensity by not
increasing traffic. Below is a summary of trips approved in the original zoning (ITE 10th Edition) as
compared to the original density using the ITE 10th Edition and as compared to the proposed density
conversion using ITE 11th Edition. The results show the proposed trips to be comparable for both the
existing and proposed intensities and to be significantly less as compared to the number of trips
anticipated and approved as part of the original zoning.

Three Oaks Logistics Center

Approved Trip 10th Generation- DCI2020-00014
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Approved Trip 11th Generation

Proposed Modification 11th Generation

Trip Generation Comparison-Net Decrease

Utility Comparison

Approved SF- DCI2020-00014

1,050,000 SF
 
500,000 SF west
   100,000 commercial
   400,000 industrial
 
550,000 east
   440,000 commercial
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   110,000 industrial 
 
540,000 sf commercial
510,000 sf industrial
 
Proposed SF 
1,200,000
 
   960,000 industrial 
   240,000 commercial
 
Increase industrial by 450,000 sf
Reduce Commercial by 300,000 sf
 
Net increase of 150,000 sf
 
Water/Sewer approved - 
540,000/100 x 15 = 81,000 gpd
510,000
1 bay/5000 sf at 100gpd/bay=10,200 gpd
1.25 employees/1500 sf at 15gpd/employee=425 employees x 15 = 6375 gpd
Total = 97,575 gpd
 
Water/ Sewer Proposed - 
240,000/100 x 15 = 36,000 gpd
960,000
1 bay/5000 sf at 100gpd/bay=19,200 gpd
1.25 employees/1500 sf at 15gpd/employee=800 employees x 15 = 12,000 gpd
Total = 67,200 gpd
 
Water/Sewer Reduction of over 30%
 

SCHEDULE OF USES

No changes to the schedule of uses are requested at this time.

DEVIATIONS- SPECIFIC TO LOT “A”

Street Design & Construction Standards

 
DEVIATION 4C Relief from LDC Section 34-2013(b)(3) which allows up to a maximum 35’ wide
driveway at the property line for two-way parking lot access to allow the access point to be up to
50’ as measured at the property line and 35’ at the throat width.
  
JUSTIFICATION: The need for this deviation is a result of how driveway widths are
defined in the Lee County Land Development Code and does not account for projects
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where the property/right-of-way line falls within the radius of the driveways. It is our
understanding that the intent of the code is to limit the throat width of driveways to 35
feet. As the code is written now, our driveway throat widths would be limited to less
than 20 feet. This is an issue Development Services is aware of and plans to address in
future LDC amendments. The deviation is required to meet the intent of the code and
to allow for semi-trucks to properly enter and exit the site. Without the additional width,
large trucks entering and exiting the site would be forced to traverse areas outside of
the pavement leading to destruction of the sidewalks and landscape areas adjacent to
driveways.  
 
DEVIATION 4D Relief from LDC Section 10-295 which require street stubs or an interconnection
to adjoining area to only require interconnection if developed with commercial uses.
 
JUSTIFICATION: The applicant is willing to provide interconnectivity between Tract ‘B’
(the eastern parcel which has frontage on Three Oaks Parkway) and Tract ‘A’ (the
western parcel which has frontage on Oriole Road) only if the two parcels are developed
with principal uses of commercial. If Tract ‘A’ is developed with a principal use of
industrial, interconnectivity to the east is not required. As currently proposed, Tract ‘A’
is to be developed with approximately 450,000 SF of industrial dock high buildings. Traffic
from an industrial use development, which will have heavy truck traffic is not compatible
with vehicular traffic from offices and/or retail uses. Allowing semi-trucks to travel
through the commercial parcel and/or allowing passenger vehicles to travel through an
industrial dock high warehousing facility creates safety concerns and limits the industrial
property’s developer from adequately securing their facility. It is doubtful that there
would be any benefit to the traveling public from interconnectivity of these two different
uses if the Principal Use is Industrial fronting Oriole Road. In fact, it would probably be
more dangerous to the vehicles to traverse these incompatible transportation uses
(large heavy delivery trucks on Tract A and passenger cars on Tract B) going from Oriole
Road to Three Oaks Parkway or vice versa. Since the Goal is to reduce vehicular trips
on public Arterial or Collector roads, we don't believe there will be any trip reduction
on public roads from any such connectivity of unrelated and incompatible vehicular
uses."
 
DEVIATION 6A - Container Spaces
Relief from LDC §10-261(a), which requires 216 SF for the first 25,000 SF of building area plus 8 SF
for each additional 1,000 SF of building area of sufficient on-site space for the placement of garbage
containers or receptacles, and sufficient space for recyclable materials collection containers to allow
a 50% reduction of this requirement.

 
JUSTIFICATION: This section of the code is applicable to multi-family residential
developments, commercial businesses, and industrial uses; however, the table does not
provide a separate calculation for industrial uses. Instead, industrial uses are calculated
at the same rate as commercial uses, which ignores the differing characteristics of each
type of use and as such, requires more enclosure space than what is needed for industrial
use. Industrial uses typically have less employees per square foot of building area, less
areas open to the public and larger areas dedicated to dead storage and/or warehousing.
Therefore, we are requesting a 50% reduction in the required container space for the
portions of the project over 25,000 SF such that the new formula would be 216 SF for
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the first 25,000 SF plus 4 SF for each additional 1,000 SF.  Therefore, based on maximum
industrial development for this project of 442,000 SF this would equate to 1,884 SF (216
SF for first 25,000 SF plus 417,000 SF/1,000 SF x 4 SF). This required area may vary
depending on the final building size.

 
DEVIATION 6B- Refuse and Solid Waste Disposal Screening
Relief from LDC §10-261(c), which require refuse collection areas to be screened on three sides, to
require the refuse collection area to be screened on one side when the refuse and solid waste disposal
area is not visible from Oriole Rd or Three Oaks Parkway.
 
JUSTIFICATION Given the location of the project, vacant but potentially future
commercial/industrial uses to the north, south and east and refuse areas being shielded
from view by internal roadways and buildings. Refuse and solid waste disposal screening
will be provided per the Code for Parcel A.  The deviation pertains to the project’s
internal site areas.  The deviation will not result in any adverse impacts to the public.
The project will benefit from the deviation by avoiding unnecessary construction costs.  

In accordance with requirements of LDC Section 34-174(j)(2):

 

a. Does not increase height, density or intensity of the development, except as permitted in chapter 2.

• Response: The request does not increase height, density or intensity of the development.
 

b. Does not result in the substantial underutilization of public resources and public infrastructure committed
to the support of the development.

• Response: The request will not result to any substantial underutilization of public
resources and public infrastructure

 

c. Does not result in a reduction of total open space provided on the master concept plan by more than
ten percent.

• Response: The request will not result in a reduction of total open space.
 

d. Does not decrease the amount of indigenous native vegetation preservation or open space areas below
the amount required by the Code.

• Response: There are no existing or previously permitted indigenous native vegetation
preservation areas on the property and the deviation will not reduce open space below
code minimums.
 

e. If changes to the buffer or landscaping areas are proposed, equivalent or better (by comparison with
the approved Master Concept Plan) landscaping or buffering is provided.

• Response: The deviation will not decrease the open space below code minimums.
 
f. Does not adversely impact surrounding land uses; and

• Response: The request will not adversely impact surrounding land uses
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g. Is consistent with all applicable provisions of the Lee Plan and land development regulations in effect at
the time of the amendment request.

• Response: The request is consistent with all applicable provisions of the Lee Plan and land
development regulations

 
Lee Plan and LDC Consistency Summary
 
The request is consistent with the goals, objectives, policies, and the intent of the Lee Plan.
 
The request will not cause damage, hazard, nuisance or other detriment to persons or property.  It
is being integrated into the existing neighborhood as a relatively low intensity development and is
similar in nature to the uses in the area.
 
The requested use will be in compliance with all general zoning provisions and supplemental
regulations pertaining to the uses set forth in Chapter 34 of the LDC.
 
Sufficient evidence has been provided within this application that this rezoning is in compliance with
the Lee Plan, the Land Development Code and all other applicable rules and regulations.
 
The request will meet or exceed all performance and location standards set forth for the uses allowed
by the request.
 
The request is consistent with the densities, intensities and general uses set forth in the Lee Plan.
 
The request is compatible with existing or planned uses in the surrounding area.
 
Approval of the request will not place an undue burden upon existing transportation or planned
infrastructure facilities and will be served by streets with the capacity to carry traffic generated by the
development.
 
The request will not adversely affect environmentally critical areas and natural resources.
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LIST OF DEVIATIONS AND JUSTIFICATION

THREE OAKS LOGISTICS CENTER
MPD REZONING
±77.94 ACRES 

STRAPS#: 03-46-25-00-00001.1070 and 04-46-25-00-00003.0040
Fort Myers, FL 33912

Connection Separation

DEVIATION 1A - Connection Separation: (Previously Approved)
Relief from LDC §10-285(a) Table 1 requirement to provide a minimum connection separation of 440
feet on a minor arterial road to allow a minimum separation of 100 feet on Three Oaks Parkway
between the project’s southernmost driveway and the FPL access driveway for the FPL Patrol Road.
 
JUSTIFICATION: The applicant is proposing an access road connection at the south end of the
property on the west side of Three Oaks Parkway which is approximately 100’ north of Florida Power
and Light’s (FPL) existing driveway apron which serves the FPL Patrol Road. Their driveway is fenced
off with a gate and not accessible to the public.  Additional access onto Three Oaks Parkway will help
with the project’s traffic circulation and help distribute the traffic within the development to Three
Oaks Parkway. This southernmost access point is critical for circulation but is anticipated to generate
a smaller percentage of the traffic from the project. The proposed placement still provides adequate
separation between the project’s entrances and the driveway stubs serving the properties to the south
and as such, the deviation will not impact public health, safety, and welfare. 

DEVIATION 1B - Connection Separation: (Previously Approved)
Relief from LDC §10-285(a) Table 1 requirement to provide a minimum connection separation of 330
feet on a major collector road to allow a separation of 100 feet on Oriole Road between the project’s
southernmost driveways and the FPL access driveways for the FPL Patrol Road.
 
JUSTIFICATION: The applicant is proposing access road connections at the south end of the property
on the east and west sides of Oriole Road which are approximately 100’ north of Florida Power and
Light’s (FPL) existing driveway apron which serves the FPL Patrol Road. Their driveway is fenced off
with a gate and not accessible to the public.  Additional access onto Oriole Road will help with the
project’s traffic circulation and help distribute the traffic within the development to Oriole Road.
These southernmost access points are critical for circulation but are anticipated to generate a smaller
percentage of the traffic from the project. The proposed placement still provides adequate separation
between the project’s entrances and the driveway stubs serving the properties to the south and as
such, the deviation will not impact public health, safety, and welfare. 

 

EXHIBIT E
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Surface Water Management

DEVIATION 2A (Previously Approved)
Relief from LDC §10-329(d)(1)a.2  Setbacks for Water Retention or Detention Excavations. Deviation
from the requirement that no excavation will be allowed within 50 feet of any existing or proposed
right-of-way line or easement for a collector or arterial street; to allow a 25-foot setback.
 
JUSTIFICATION: The adjacent properties are part of a master water management system under
SFWMD permit # 36-05268-P which provide existing drainage easements that extend beyond the
north and south property line (See “Surface Water Management System”). The request enhances the
planned development and promotes the general intent of the LDC to protect the public health, safety,
and welfare. The developer will provide for the protection of wayward vehicles through the use of
guardrails, berms, swales, vegetation, or other suitable methods as determined by the Director.

DEVIATION 2B (Previously Approved)
Relief from LDC §10-329(d)(1)a.3  Setbacks for Water Retention or Detention Excavations. Deviation
from the requirement that no excavation will be allowed within 50 feet of any private property line
under separate ownership; to allow a 25-foot setback and/or to allow a zero-foot setback when the
lake is combined with an adjacent property lake. 
 
JUSTIFICATION: All adjacent properties are or are anticipated to be developed as commercial and/or
industrial and as such, the additional setback is not necessary. The adjacent properties north and south
are part of a master water management system under SFWMD permit # 36-05268-P which system
provides an existing drainage easement which extends beyond the property line (See “Surface Water
Management System”). This request also includes the existing lakes located along the west property
line which are directly adjacent to the Formosa Industrial Parks lakes. The request enhances the
planned development and promotes the general intent of the LDC to protect the public health, safety,
and welfare. 

DEVIATION 2C (Previously Approved)
Relief from LDC §10-329(d)(4) Bank Slopes. Deviation from the requirement that the banks of
excavations permitted under this section must be sloped at a ratio not greater than six horizontal
to one vertical from the top of bank to a water depth of two feet below the dry season water; to
allow the existing lake to be sloped at a ratio of four horizontal to one vertical. 
 
JUSTIFICATION: The existing lake was constructed in 2009 when the code allowed for lakes to be
sloped at a ratio of four horizontal to one vertical. The lake banks already have established vegetation
to prevent erosion, as such, the existing conditions meet the intent of the LDC and will not impact
public health, safety, and welfare. Furthermore, the 4:1 lake bank slope is necessary to comply with
FAA requirements for lakes located within 10,000 feet of airport operations.
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DEVIATION 2D (Previously Approved)
Relief from LDC §10-329(d)(6) Fencing. A four-foot fence may be required, at the discretion of the
Director, to be placed around excavations for water retention when located less than 100 feet from
any property under separate ownership; to not require fencing around any existing or proposed
lakes. 
 
JUSTIFICATION: The lakes are existing and, in some cases, straddle the property lines (north and
south perimeter lakes). In addition, the project is surrounded by other industrial properties that are
either part of the same master drainage system (north and south) or is adjacent to the drainage system
of another industrial park (west side), as such, the deviation will not impact public health, safety, and
welfare.     

Landscape Standards & Open Space

DEVIATION 3A (Previously Approved)
Relief from LDC 10-416(d)(4)(3) Notes for Buffer Type Table. A Deviation from the requirement that
palm trees are limited to a maximum of 50 percent of the ROW tree requirement to allow palms to
make up 100 percent of the ROW tree requirement along Three Oaks Parkway for Tracts A-1, A-2,
B-1 and B-2.  
 
JUSTIFICATION: The buffer is adjacent to a Lee County utility easement and per the updated LCU
design manual, canopy trees must be 10’ from their utility line and palms can be placed 5’ from their
lines. Therefore, the placement of palms in the buffer would minimize conflicts between buffer
plantings and LCU utility lines.

DEVIATION 3B (Proposed Lakes Only) (Previously Approved)
Relief from LDC 10-418(2) Planted Littoral Shelf, which requires all surface water management
systems to provide a planted littoral shelf that mimics the function of a natural marsh, to not have to
provide the littoral shelf as required by subsections b. Location Criteria, c. Shelf Configuration, and e.
Shelf Elevation of this section. In addition, deviate from subsection 10-418(2)(d)3. which allows native
wetland trees to be substituted for up to 25% of the total number of herbaceous plants required, to
allow native wetland trees to be substituted for 100% of the total number of herbaceous plants
required at the rate of one tree per 100 herbaceous plants.  
 
JUSTIFICATION: This deviation is requested to meet FAA regulations, as the project is located within
the FAA circular Wildlife Hazardous Area. Creation of littoral zones may provide habitat for species
that could be hazardous to aircraft.  This deviation is requested to meet FAA regulations that promote
steep sided retention bank slopes to facilitate control of hazardous wildlife.  In general, the goal of this
deviation is to eliminate design and landscape features and materials that attract flocks of birds and
pose an elevated risk to aviation. 
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Street Design & Construction Standards

DEVIATION 4A (Previously Approved)
Relief from LDC §10-296(e)(2) d. Tree and Palm Spacing in Roadway Planting Areas (Street Trees).
Deviate from the requirement that Street Trees must be planted on both sides of the road, that palm
trees may only be substituted for a maximum of 50 percent of the required small trees, and that the
trees must be spaced evenly along the frontage and not clustered, to allow the trees required per this
section of the code to be planted on one side of the road, to allow 100 percent of the trees to be
palm trees, and to allow the palm trees to be clustered. As an enhancement to the code, the palms
must be staggered in height from 10’ to 14’.
 
JUSTIFICATION: The proposed deviation will prevent and/or minimize conflicts between the Street
Trees and water mains. Most roadways have a parallel water main located on one side of the road
that is typically placed midway between the curb and the right-of-way line. Both the Lee County Land
Development Code and the Lee County Utilities Design Manual (Section 2.2E.5.d) require a separation
of 10 feet for canopy trees and 5 feet for palm trees from all utility lines. The purpose of planting the
trees on only one side of the road is to allow the trees to be placed on the side of the road that does
not have the watermain. The purpose of allowing only palm trees is to further avoid conflicts with
utility lines that may be present in the adjacent PUE and/or minimize conflicts when there are other
utility lines installed in the right-of-way (i.e. force mains). The purpose of allowing the palm trees to
be clustered is to avoid potential line-of-sight conflicts that may occur if the trees are evenly spaced.

DEVIATION 4B (Previously Approved)
Relief from LDC §10-296(k)(1) Cul-de-Sacs. Deviation from the requirement that dead-end streets be
closed at one end by a circular turnaround for vehicles; to allow the internal roads and/or accessways
to be constructed with a hammer head road configuration instead of cul-de-sacs. 

ADD2024-00151  Lee County ePlan



October 22, 2024 Sharon Hrabak  Page 5 of 7

P:\2024 Projects\240506 LOGISTICS INDUSTRIAL - CAPITAL PARTNERS\02-DOCUMENTS\13-ZONING\WORD\Deviations.rev.docx

JUSTIFICATION: The dead-end roads and/or accessway or any phased road or accessway will be
designed to allow vehicles and emergency vehicles to turn around using a hammer head road
configuration which is typically approved by fire departments and have been previously approved for
the Florida Gulf Coast Business Center and Three Oaks Distribution Center in the nearby vicinity of
this project. The request enhances the planned development and promotes the general intent of the
LDC to protect the public health, safety, and welfare.
 
DEVIATION 4C Relief from LDC Section 34-2013(b)(3) which allows up to a maximum 35’ wide
driveway at the property line for two-way parking lot access to allow the access point to be up to
50’ as measured at the property line and 35’ at the throat width.
  
JUSTIFICATION: The extra width of the driveway pavement will allow for semi-trucks
to properly enter and exit the site. Without the additional width, large trucks entering
and exiting the site would be forced to traverse areas outside of the pavement leading
to destruction of the sidewalks and landscape areas adjacent to driveways.  
 
DEVIATION 4D Relief from LDC Section 10-295 which requires street stubs or an interconnection
to adjoining area to only require interconnection if developed with commercial uses.
 
JUSTIFICATION: The applicant is willing to provide interconnectivity between Tract ‘B’ (the
eastern parcel which has frontage on Three Oaks Parkway) and Tract ‘A’ (the western parcel which
has frontage on Oriole Road) only if the two parcels are developed with principal uses of commercial.
If Tract ‘A’ is developed with a principal use of industrial, interconnectivity to the east is not required.
As currently proposed, Tract ‘A’ is to be developed with approximately 450,000 SF of industrial dock
high buildings. Traffic from industrial use development, which will have heavy truck traffic is not
compatible with vehicular traffic from offices and/or retail uses. Allowing semi-trucks to travel through
the commercial parcel and/or allowing passenger vehicles to travel through an industrial dock high
warehousing facility creates safety concerns and limits the industrial property’s developer from
adequately securing their facility. It is doubtful that there would be any benefit to the traveling public
from interconnectivity of these two different uses if the Principal Use is Industrial fronting Oriole
Road. In fact, it would probably be more dangerous to the vehicles to traverse these incompatible
transportation uses (large heavy delivery trucks on Tract A and passenger cars on Tract B) going from
Oriole Road to Three Oaks Parkway or vice versa. Since the Goal is to reduce vehicular trips on
public Arterial or Collector roads, we don't believe there will be any trip reduction on public roads
from any such connectivity of unrelated and incompatible vehicular uses."

Developer Signs

 
DEVIATION 5A and 5B (Previously Approved)
Relief from LDC §30-153(2) a. and §30-153(2) a.1.ii.  Nonresidential Identification Signs. Deviate from
the requirement that the development is permitted to have one identification sign equal to one square
foot of sign area per face for everyone linear foot of frontage.
 
To allow two additional signs on each of the project’s road frontages (west side of Three Oaks

Parkway, west side of Oriole Road and east side of Oriole Road) for a total of three ground-

mounted developer signs on each road frontage. (§30-153(2)a.); and To allow the northern and

southern most signs on each road frontage to have 150 square feet of sign area per sign face and
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center signs on each road frontage to have 200 square feet of sign area per face. No sign shall

exceed 200 square feet of sign area per sign face. This is a deviation of an additional 350 square

feet of sign area on each of the road frontages.

 

JUSTIFICATION: The developer, or common area frontage, on any one of the three road frontages

is determined by adding the widths of the entrance roads that intersect with main roads. The

developer has three 50’ wide road entrances on each frontage for a total of 150 linear feet of

frontage on each road frontage. The deviation allows an additional 350 square feet of total sign

area and two additional ground-mounted developer signs per frontage to serve the project. The

support in rationale for the additional signs and sign area is:

• The diversity and the large size of the development requires additional signage to bring clarity,
order, and support to the office, retail, and industrial centers, some of which will be internal
to the project and otherwise difficult to find.

• The developer signs bring order to the development. The developer signs are neutral to the
development as a whole seeking to properly inform the travelling public by directing traffic to
a destination, thereby avoiding confusion and lessening dangerous traffic conditions and
shortening trip lengths.

• Developer area signs add beauty. The sign areas are generally well-landscaped, designed with
consistent architecture, and maintained by the developer; therefore, not dependent on a
particular lease, business or lot owner.

• The faster speeds on Three Oaks Parkway and Oriole Road require additional square footage
of signage to properly size the lettering to be readable at the speeds expected on an arterial
or collector road.

• Given the amount of frontage on each of the two abutting roads (approximately 1,140 LF),

there are significant distances between entrances to the development, on average over

400 feet on Three Oaks Parkway and over 360 feet on Oriole Road, which allows for

adequate spacing between signs.

NOTE: The signs discussed in these deviations are developer signs. They do not preclude the individual
lots and buildings on Three Oaks Parkway and Oriole Road from having building and ground-mounted
signs as permitted in LDC 30-153(3).

Proposed conditions to approval:

 

• The developer must submit a detailed, final sign package covering the proposed signs along

Three Oaks Parkway Extension and Oriole Road, for review and approval by the Department

of Community Development in conjunction with the first local development order for the

property.

 

• Ground mounted identification signs must have a minimum separation of 300 feet on Oriole

Road and 400 feet on Three Oaks Parkway.

 

• Ground mounted identification signs must have a maximum height of 20 feet.
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• The signs will be placed and constructed in accordance with LDC 30-93, visibility triangle safe

sight distance requirements.

 

Refuse and Solid Waste Disposal Facilities

DEVIATION  6A- Container Spaces
Relief from LDC §10-261(a), which requires 216 SF for the first 25,000 SF of building area plus 8 SF
for each additional 1,000 SF of building area of sufficient on-site space for the placement of garbage
containers or receptacles, and sufficient space for recyclable materials collection containers to allow
a 50% reduction of this requirement.

 
JUSTIFICATION: This section of the code is applicable to multi-family residential developments,
commercial businesses, and industrial uses; however, the table does not provide a separate calculation
for industrial uses. Instead, industrial uses are calculated at the same rate as commercial uses, which
ignores the differing characteristics of each type of use and as such, requires more enclosure space
than what is needed for industrial use. Industrial uses typically have less employees per square foot of
building area, less areas open to the public and larger areas dedicated to dead storage and/or
warehousing. Therefore, we are requesting a 50% reduction in the required container space for the
portions of the project over 25,000 SF such that the new formula would be 216 SF for the first 25,000
SF plus 4 SF for each additional 1,000 SF.  Therefore, based on maximum industrial development for
this project of 442,000 SF this would equate to 1,884 SF (216 SF for first 25,000 SF plus 417,000
SF/1,000 SF x 4 SF). This required area may vary depending on the final building size.
 
DEVIATION 6B- Refuse and Solid Waste Disposal Screening
Relief from LDC §10-261(c), which require refuse collection areas to be screened on three sides, to
require the refuse collection area to be screened on one side when the refuse and solid waste disposal
area is not visible from Oriole Rd or Three Oaks Parkway.
 
JUSTIFICATION Given the location of the project, vacant but potentially future
commercial/industrial uses to the north, south and east and refuse areas being shielded
from view by internal roadways and buildings. Refuse and solid waste disposal screening
will be provided per the Code for Parcel A.  The deviation pertains to the project’s
internal site areas.  The deviation will not result in any adverse impacts to the public.
The project will benefit from the deviation by avoiding unnecessary construction costs.  
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THREE OAKS LOGISTICS CENTER
STRAP#: 03-46-25-00-00001.1070

Access Undetermined, Fort Myers, FL 333912 

The purpose of the TIS is to analyze the potential traffic impacts and identify any improvements required
to secure a zoning amendment to Zoning Resolution # Z-21-012, Case #DCI2020-00014. 

OVERVIEW

Quattrone & Associates, Inc. has conducted a trip generation comparison based on the request to modify
the land use intensities of the Three Oaks Logistics Center Planned Development, located north of Alico
Road between Three Oaks Parkway and Oriole Road. The development parameters of this site are
outlined in the approved Zoning Resolution Z-21-012 and include the development of up to 1,050,000
square feet, which may include up to 510,000 square feet of industrial uses, and 540,000 square feet of
commercial uses.
 
The trip generation completed as part of the rezoning application was done using OTISS software which
references the Institute of Transportation Engineer’s (ITE) Report titled Trip Generation, 11th Edition.
The original analysis encompassed in Zoning Resolution Z-21-012 utilized ITE 10th Edition publication of
the Trip Generation report, so the following analysis first updated the trip generation of the approved
uses based on the updated ITE  Trip Generation report. Tables 1 and 2 below illustrate the trip
generation calculation of the project as currently approved, and Table 3 illustrates the updated trip
generation per ITE Trip Generation, 11th Edition. The Land Use Codes (LUC) utilized in this report are
LUC 820 – Shopping Plaza (>150k) for the proposed 540,000 sq.ft. of commercial space and LUC 130 –
Industrial Park for the proposed 510,000 sq.ft. of industrial space.

Table 1
Approved Trip Generation 10th Gen. – Total Trips

Per Zoning Resolution Z-21-012, Case #DCI2020-00014
Three Oaks Logistics Center

Land Use
Peak AM Peak PM Weekday

Entry Exit Entry Exit Entry Exit

LUC 820 – Shopping Plaza
>150k   (540,000 sqft GFA)

262 160 909 984 9,463 9,463

LUC 130 – Industrial Park
(510,000 sqft GFA)

165 39 43 161 1,096 1,096

Total Trips 427 199 952 1,145 10,559 10,559
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Table 2
Approved Trip Generation 10th Gen. – Reduced Trips

Per Zoning Resolution Z-21-012, Case #DCI2020-00014
Three Oaks Logistics Center

Land Use
Peak AM Peak PM Weekday

Entry Exit Entry Exit Entry Exit

Total Trips 427 199 952 1,145 10,559 10,559

Less LUC 820 Pass-by -63 -63 -284 -284 -2,839 -2,839

Net Total Trips 364 136 668 861 7,720 7,720

 
Table 3

Trip Generation 11th Gen. – Total Trips (Previously Approved Areas)
Three Oaks Logistics Center

Land Use
Peak AM Peak PM Weekday

Entry Exit Entry Exit Entry Exit

LUC 820 – Shopping Plaza >150k
(540,000 sqft GFA)

280 172 912 988 9,982 9,982

30% Pass By Reduction -84 -52 -274 -296 -2,995 -2,995

LUC 820 – Shopping Plaza >150k
(540,000 sqft GFA) after reduction

196 120 638 692 6,987 6,985

LUC 130 – Industrial Park
(510,000 sqft GFA)

140 33 38 135 1,095 1,095

Total Trips 336 153 676 827 8,082 8,082

 

PROPOSED MODIFICATION IN INTENSITIES

The Developer desires to modify the floor areas of the approved uses in order to provide added
industrial space while reducing the amount of commercial space, as to not create any additional external
impacts from the project based on the trip generation. The development is now proposed to include up
to 240,000 square feet of commercial space, LUC 820, and 960,000 square feet of industrial space, LUC
130. This brings the total project GFA from the approved 1,050,000 square feet up to 1,200,000 square
feet. Table 4 below illustrates the trips generated with the new area allotments scheduled within the
proposed modification. It is important to note that the 30% trip reduction which was used for LUC 820
will remain in this analysis to keep a conservative comparison and most similar design approach as
previously approved.
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Table 4
Trip Generation 11th Gen. – Total Trips

Proposed Land Use Modification (with pass by reduction)
Three Oaks Logistics Center

Land Use
Peak AM Peak PM Weekday

Entry Exit Entry Exit Entry Exit

LUC 820 – Shopping Plaza
>150k   (240,000 sqft GFA)

171 105 509 551 6,065 6,065

30% Pass By Reduction  -51 -32 -153 -165 -1,820 -1,820

LUC 820 – Shopping Plaza
>150k   (240,000 sqft GFA) 
After Reduction

120 74 356 386 4,245 4,245

LUC 130 – Industrial Park
(960,000 sqft GFA)

264 62 72 255 1,522 1,522

Total Trips 384 136 428 641 5,767 5,767

 
Table 5 then compares the trip generation from the approved uses and intensities to the proposed uses
and intensities, both on the 11th gen ITE for the most accurate comparison.

Table 5
Trip Generation Comparison (Net Peak Hour Decrease)

Three Oaks Logistics Center

Land Use
Peak AM Peak PM Weekday

Entry Exit Entry Exit Entry Exit

Total Trips as Approved (11th gen) 336 153 676 827 8,082 8,082
Total Trips as Proposed (11th gen) 384 136 428 641 5,767 5,767

Trip Change +48 -17 -248 -186 -2,315 -2,315

TOTAL (ENTRY + EXIT) +31 -434 -4,630

 
As can be seen from Table 5, the modification resulted in an overall decrease in generated trips during
the PM Peak Hour and increased during the AM Peak Hour. Trips for any given weekday are reduced by
a total of 4,630 trips. The proposed peak hour trips are reduced from 1,503 (676 + 827) down to 1,069
(428 + 641) during the peak PM hours, which is a 434 trip reduction during the time frame with the
highest trip intensity (PM Peak Hour). Ultimately, the proposed changes to the floor area use results in a
net reduction in overall trips. Although the AM Peak Hour is an overall increase by 31 trips, the Peak PM
is ultimately the limiting factor for design since it is the timeframe with the overall Peak Hour trips. 

CONCLUSION

The proposed modification to the land use intensities results in an overall reduction of trips generated by
the proposed development during the overall peak hour which will have a net improvement to the
surrounding roadway systems at full buildout. 

REFERENCES

• Trip Generation by OTISS Online Traffic Impact Study Software

• Institute of Transportation Engineers Trip Generation, 11th Edition

• Zoning Resolution Z-21-012, Case #DCI2020-00014
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Land Use: 130

Industrial Park

Description

An industrial park contains several individual industrial or related facilities. It is characterized by

a mix of manufacturing, service, and warehouse facilities with a wide variation in the proportion

of each type of use from one location to another. Many industrial parks contain highly diversified

facilities. Some parks in the database have a large number of small businesses and others have

one or two dominant industries. General light industrial (Land Use 110) and manufacturing (Land

Use 140) are related uses.

Additional Data

The sites were surveyed in the 1980s, the 2000s, 2010s, and the 2020s in California, Georgia, New

Jersey, Massachusetts, New York, Ontario (CAN), and Pennsylvania.

Source Numbers

106, 162, 184, 251, 277, 422, 706, 747, 753, 937, 1032, 1070

General Urban/Suburban and Rural (Land Uses 000–399) 
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Industrial Park
(130)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA

On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 27

Avg. 1000 Sq. Ft. GFA: 762

Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA

Average Rate Range of Rates Standard Deviation

3.37 1.41 - 14.98 2.60

Data Plot and Equation
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Average RateStudy Site Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.52 Ln(X) + 4.45 R²= 0.58

X = 1000 Sq. Ft. GFA
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Industrial Park
(130)

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: 34

Avg. 1000 Sq. Ft. GFA: 956

Directional Distribution: 81% entering, 19% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA

Average Rate Range of Rates Standard Deviation

0.34 0.06 - 2.13 0.33

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***

X = 1000 Sq. Ft. GFA

T
 =
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Industrial Park
(130)

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: 35

Avg. 1000 Sq. Ft. GFA: 899

Directional Distribution: 22% entering, 78% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA

Average Rate Range of Rates Standard Deviation

0.34 0.09 - 2.85 0.36

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***

X = 1000 Sq. Ft. GFA
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 =
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Land Use: 820
Shopping Center (>150k)

Description

A shopping center is an integrated group of commercial establishments that is planned,

developed, owned, and managed as a unit. Each study site in this land use has at least 150,000

square feet of gross leasable area (GLA). It often has more than one anchor store. Various names

can be assigned to a shopping center within this size range, depending on its specific size and

tenants, such as community center, regional center, superregional center, fashion center, and

power center.

A shopping center of this size typically contains more than retail merchandising facilities. Office

space, a movie theater, restaurants, a post office, banks, a health club, and recreational facilities

are common tenants.

A shopping center of this size can be enclosed or open-air. The vehicle trips generated at a

shopping center are based upon the total GLA of the center. In the case of a smaller center

without an enclosed mall or peripheral buildings, the GLA is the same as the gross floor area of

the building.

The 150,000 square feet GLA threshold value between community/regional shopping center and

shopping plaza (Land Use 821) is based on an examination of trip generation data. For a shopping

plaza that is smaller than the threshold value, the presence or absence of a supermarket within

the plaza has a measurable effect on site trip generation. For a shopping center that is larger

than the threshold value, the trips generated by its other major tenants mask any effects of the

presence or absence of an on-site supermarket.

Shopping plaza (40-150k) (Land Use 821), strip retail plaza (<40k) (Land Use 822), and factory

outlet center (Land Use 823) are related uses.

Additional Data

Many shopping centers—in addition to the integrated unit of shops in one building or enclosed

around a mall—include outparcels (peripheral buildings or pads located on the perimeter of the

center adjacent to the streets and major access points). These buildings are typically drive-in

banks, retail stores, restaurants, or small offices. Although the data herein do not indicate which

of the centers studied include peripheral buildings, it can be assumed that some of the data

show their effect.

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 (https://www.ite.org/technical-resources/topics/trip-

and-parking-generation/).

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Alberta (CAN),

California, Colorado, Connecticut, Delaware, Florida, Georgia, Illinois, Indiana, Iowa, Kentucky,

General Urban/Suburban and Rural (Land Uses 800–999) 
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Maryland, Massachusetts, Michigan, Minnesota, New Jersey, New York, North Carolina, Ohio,

Oklahoma, Pennsylvania, Tennessee, Texas, Vermont, Virginia, Washington, West Virginia, and

Wisconsin.

Source Numbers

77, 110, 154, 156, 159, 190, 199, 202, 204, 213, 251, 269, 294, 295, 299, 304, 305, 307, 308, 309,

311, 314, 315, 316, 317, 319, 365, 385, 404, 414, 423, 442, 446, 562, 629, 702, 715, 728, 868, 871,

880, 899, 912, 926, 946, 962, 973, 974, 978, 1034, 1040, 1067

176 Trip Generation Manual 11th Edition • Volume 5
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Shopping Center (>150k)
(820)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA

On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 108

Avg. 1000 Sq. Ft. GLA: 538

Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

37.01 17.27 - 81.53 12.79

Data Plot and Equation
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Average RateStudy Site Fitted Curve 

Fitted Curve Equation: T = 26.11(X) + 5863.73 R²= 0.60

X = 1000 Sq. Ft. GLA

T
 =
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Shopping Center (>150k)
(820)

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: 44

Avg. 1000 Sq. Ft. GLA: 546

Directional Distribution: 62% entering, 38% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

0.84 0.30 - 3.11 0.42

Data Plot and Equation
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Average RateStudy Site Fitted Curve 

Fitted Curve Equation: T = 0.59(X) + 133.55 R²= 0.56

X = 1000 Sq. Ft. GLA

T
 =
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Shopping Center (>150k)
(820)

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: 126

Avg. 1000 Sq. Ft. GLA: 581

Directional Distribution: 48% entering, 52% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

3.40 1.57 - 7.58 1.26

Data Plot and Equation
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Average RateStudy Site Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.72 Ln(X) + 3.02 R²= 0.70

X = 1000 Sq. Ft. GLA

T
 =
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