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SPEATH ENGINEERING

Civil Engineers

September 19, 2025

Nicholas DeFilippo, Planner

Lee County Department of Community Development
1500 Monroe St

Fort Myers, FL 33901

RE: Port Pheonix Water Way Marina — DCI2023-00054 — Major PD

Dear Mr. DeFilippo,

Please find below responses and commentary to the provided comments from staff in your September
16™, 2025 email regarding the Commercial Planned Development Application for Port Pheonix Water
Way Marina (DCI2023-00054).

Documents Included in this Submittal:

This response letter
Traffic Impact Statement

Please provide supporting documentation in regards to where and when the existing data
provided was taken to determine if the peak season needs to be applied.

Please refer to the second paragraph in the Level of Service Analysis which includes a
description on the existing traffic and consideration of a peak season factor.

Please provide details showing the existing collected trips and a detail including the proposed
project trips.

Please see Figure 1 and Figure 2 included in the Level of Service Analysis section which
outlines the existing collected trips as well as the proposed project trips. A description of
these figures has been included as well in the Level of Service Analysis Section.

Please do not hesitate to contact me at 239-365-1005 or at mspeath@speathengineering.com if you
require any further information or if there are any questions related to this submittal.
Sincerely,

e

Matthew S. Speath, P.E.

44 WEST FLAGLER ST * SUITE 1850 * MIAMI * FLORIDA 33130
10491 SIX MILE CYPRESS PARKWAY * SUITE 280 * FORT MYERS * FLORIDA 33966

(305) 834-4213 * (239) 365-1005
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INTRODUCTION

Speath Engineering has conducted a traffic impact assessment of a proposed development to fulfill
requirements of the Lee County Department of Community Development and the Lee County Land
Development Code. This report has been completed in accordance with current guidelines as established
in the Lee County Traffic Impact Assessment Guidelines and provided by the Division of Development

Review.

The following analysis has been prepared for a Development Order submittal for a Commercial
development of a marina which consists of 44 wet slips and a 49,000 square foot boat barn with 239 dry
slips, a 15,260 square foot member and maintenance building, a 3,200 square foot ships store, a 2,150
SF outdoor COP, and a 10,000 square foot restaurant (7,500 SF building area and 2,500 SF of outdoor
seating space). The site has a total land area of 252,658 SF. This analysis reviews the potential impact of

the new development on the surrounding roadways.

PROPOSED/EXISTING DEVELOPMENT

The developer proposes to improve the property located at 1687 Inlet Drive, Fort Myers, FL 33903. The
improvements to the commercial parcel include site development from two vacant parcels and the
construction of a marina, a maintenance and member building, a ships store, and a 10,000 SF restaurant
(7,500 SF building area and 2,500 SF of outdoor seating space). The proposed marina consists of 283
total berths and includes a dry storage boat barn. The maintenance and member building includes a
4,525 SF member lounge, 700 SF of office space, 4,635 SF of storage space, and 5,400 SF for boat and
repair services. A 3,200 SF area for COP is included as part of the members lounge and is fully
contained within the total 4,525 SF of total private member lounge area. The proposed ships store
building contains 1,400 SF of office space and 1,800 SF of retail space. A 2,150 SF area of outdoor COP
is also proposed adjacent to the ships store. A single access point is located on the north side of the

subject property onto Inlet Drive, classified as local road maintained by the County.
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TRIP GENERATION

Trip generation for the proposed development was determined using the Institute of Transportation

Engineers Trip Generation Manual, 11™ Edition. We have utilized the following Land Use Codes (LUC)

for trip generation analysis:

LUC 420 “Marina” was used for analysis of the boat barn, slips, and all marina ancillary uses.
The ancillary uses of the marina cover 9,590 SF of the maintenance and member building and is
comprised of:

o 4,525 SF private member lounge, which includes 3,200 SF of interior COP area that is

fully contained within the total 4,525 SF of total private member lounge area.

o 700 SF office space

o 4,365 SF storage space
LUC 712 “Small Office Building” was used for analysis of the 1,400 SF office portion of the
ships store building.
LUC 851 “Convenience Store” was used for analysis of the 1,800 SF retail portion of the ship
store building.
LUC 932 “High-Turnover Restaurant” for analysis of the 10,000 SF restaurant, which consists of
a 7,500 SF restaurant building and 2,500 SF of outdoor seating space. The 2,150 SF of outdoor
COP has also been included in this land use as directed by staff.
LUC 943 “Automobile Parts and Service Center” was used for analysis of the 5,400 SF boat and
repair services portion of the member and maintenance building, which is the only portion of the
building that will be accessible to the public. While the ITE does not have a land use for boat

repair and services, this ITE land use was determined to most closely resemble the proposed use.

The following tables summarize the anticipated increase in number of AM and PM peak hour trips and

total daily trip generation of the proposed buildings.
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ITE Trip Generation (11t Ed)
Table 1A: Trip Rates

Land Use Weekday A.M. Peak Hour Weekday P.M. Peak Hour Total Daily
of adjacent street traffic of adjacent street traffic
Marina Trips = 0.07 per berth Trips = 0.21 per berth Trips = 2.41 per
(420) 33% entering, 67% exiting 60% entering, 40% exiting berth
Small Office Trips = 1.67 per 1,000 square feet | Trips = 2.16 per 1,000 square feet | Trips = 14.39 per
Building 82% entering, 18% exiting 34% entering, 66% exiting 1,000 sf
(712)
Convenience Store | Trips = 62.54 per 1,000 square feet | Trips =49.11 per 1,000 square feet | Trips = 762.28 per
(851) 50% entering, 50% exiting 51% entering, 49% exiting 1,000 sf
Restaurant Trips = 9.57 per 1,000 square feet | Trips =9.05 per 1,000 square feet | Trips = 107.20 per
(932) 55% entering, 45% exiting 61% entering, 39% exiting 1,000 sf
Automobile Parts & | Trips = 1.91 per 1,000 square feet | Trips = 2.06 per 1,000 square feet | Trips = 16.60 per
Service Center 72% entering, 28% exiting 39% entering, 61% exiting 1,000 sf
(943)
Table 1B: Trip Generation
Weekday A.M. Peak Hour Weekday P.M. Peak Hour Total Daily
In Out Total In Out Total (2 way)
Marina
(420) 7 13 20 36 24 60 683
283 Berths
Small Office Building
(712) 2 1 3 1 3 4 21
1,400 SF
Convenience Store
(851) 57 56 113 44 45 89 1,373
1,800 SF
Restaurant
(932) 64 53 117 67 43 110 1,303
12,150 SF
Automobile Parts &
Service Center
(943) 8 3 11 5 7 12 90
5,400 SF
Total 138 126 264 153 122 275 3,470
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TRIP DISTRIBUTION

Based on the project’s location, directions to shopping centers, residential locations, regional business
locations, probable client service locations, and other existing uses in the area, a distribution of site
traffic to the surrounding roadway system was formulated. This analysis was on the anticipated routes

that drivers would utilize when approaching or leaving the site.

All project traffic is expected to utilize Inlet Drive to access the project site and Orange Grove Blvd,
which is the nearest major collector road and only road that provides access to and from other areas
within the County. The trip distribution has been anticipated as follows:

e 100% on Inlet Drive towards Orange Grove Blvd.

e 60% on Orange Grove Blvd, north of Inlet Drive, towards Hancock Bridge Pkwy.

e 40% on Orange Grove Blvd, south of Inlet Drive, towards Birkdale Avenue.

Based on the trip distribution above, project trips are distributed to the roadway as shown below:

Table 2: Trip Distribution

AM Peak Hour PM Peak Hour
Direction Distribution
In | Out | Total | In | Out | Total
Inlet Drive 100% 138 | 126 264 153 122 275
Orange Grove Blvd
60% &3 76 158 92 73 165
N/o Inlet Drive
Orange Grove Blvd
40% 55 50 106 61 49 110
S/o Inlet Driver
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ANNUAL GROWTH RATE
Historical Average Annual Daily Traffic (AADT) data was obtained from FDOT to produce a traffic

growth rate over time to establish future roadway volumes. Data was obtained from FDOT Traffic
Monitoring Site 1269, located on Orange Grove Blvd, between Tropic Terrace and Java Way, due to its

proximity to the site and it being the only available count station on Orange Grove Blvd.

Table 3: Growth Rate

2015 2022
AADT AADT

Roadway Segment Station Years | Growth Rate

Orange Btwn. Tropic Terrace | FDOT Site

0
Grove Blvd and Java Way 1269 9,200 10,500 7 1.91%

LEVEL OF SERVICE ANALYSIS

A roadway link level of service analysis was conducted for Orange Grove Blvd utilizing data from the
2024 Lee County Level of Service and Concurrency Report. This data was used to determine the current
peak hour volume and level of service performance standard. The growth rate determined using FDOT
data was applied to the current 100™ highest peak hour volume to determine the 100™ highest peak hour
volume under the future 2027 condition. The peak hour volumes were compared with the service
volumes contained in the Lee County Service Volume Reports, provided in Table 4, to determine the

operating LOS of the roadways.

Existing traffic for Orange Grove Blvd was determined based on the overall 2024 concurrency data.
The existing traffic along Inlet Drive was determined based on the ITE trip Generation (further
explained below) which is based on average trip data collected from traffic studies and surveys. The
2024 Lee County Concurrency data is based on raw traffic counts at different periods throughout the
year obtained from portable traffic monitoring sites. These counts are adjusted with seasonal and peak
factors to provide traffic counts included in the Lee County Traffic Count Report as well as in the 2024
Concurrency Report. Since the data utilized in the report already has peak season factors applied to the
Concurrency Data, an additional peak season factor was not applied to traffic surrounding the

development.
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Table 4: Generalized Peak Hour Directional Service Volumes

Roadway Functional LOS A LOS B LOSC LOSD LOSE
Type Classification | Volume | Volume | Volume Volume Volume
2LN Collector * * 550 860 860

Table 5: 100" Highest Hour LOS Analysis — Existing & Future without Project

Performance 2023 100"
o Roadway ) 2023 2027 Future 2027
Direction Standard Highest Peak
Type - LOS Forecast LOS
LOS | Capacity Hour
North 2LN E 860 539 C 581 D
South 2LN E 860 539 C 581 D
Table 6: 100" Highest Hour LOS Analysis — Future with Project
2027 Fut
Road Performance 2027 100" | Project Traffic lg)or7ec;stuwl;e
Direction oadway Standard Highest Peak (Directional) i LOS
Type Project
- Hour
LOS | Capacity AM PM AM PM
North 2LN E 860 581 83 92 664 673 D
South 2LN E 860 581 55 61 636 642 D

An LOS analysis was also performed for the intersection of Orange Grove Blvd and Inlet Drive, which
is an unsignalized intersection. Lee County does not provide traffic data for Inlet Drive as it is classified
as a local road and only provides access to the project location and the residences in the immediate
vicinity of Inlet Drive. The existing volume on Inlet Drive was therefore estimated by the existing
number of residences that utilize Inlet Drive for access (150 residences) and assigning the number of
trips based on the ITE Trip Generation for Single-Family Detached Housing (LUC 210). A summary of

the existing trips can be found in tables 7 & 8 below.

Table 7: Existing Land Use ITE

Land Use Weekday A.M. Peak Hour Weekday P.M. Peak Hour Total Daily
of adjacent street traffic of adjacent street traffic
Single-Family 0.70 Trips per dwelling 0.94 Trips per dwelling 9.43 trips per
Detached Housing unit; 26% entering, 74% unit; 63% entering, 37% dwelling unit
(210) exiting exiting




DCI2023-00054 Lee County Additional Info Dated 09-22-2025

Table 8: Existing Trip Generation

Weekday A.M. Peak Hour Weekday P.M. Peak Hour Total

Land Use Code In Out Total In Out Total Daily
Single-Family

Housing (210) 27 78 105 89 52 141 1,415
150 Residences

Similarly, future volume on Inlet Drive without the project was estimated by considering all properties
that utilize Inlet Drive for access (excluding the subject property) as fully developed with single-family
residences (153 total residential properties). The estimated existing and future volumes were distributed
following the same distribution described above for the project trips. The intersection LOS analysis was
performed in Synchro utilizing the HCM method for unsignalized intersections. Table 9 below
summarizes the results of this analysis showing the LOS of the intersection during the AM and PM peak
hours under the existing condition and 2028 future condition both with and without the project. The

complete Synchro reports are attached at the end of this report.

N AL '
Tc:-tal Exzstlng Vehlcle Trlps AM 1,120 Trlps

465.;

o sl e, Saset 8 35 My ] .
Tl Y
JEMBikdale Avel RS2 U O f -
e el ® ' i,

Figure 1: Existing Condition Vehicle Trips
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Figure 2: Future (2028) + Proposed Vehicle Trips

Figure 1 displays the overall existing AM and PM trips along the intersection of Orange Grove Blvd and
Inlet Dr. In order to determine existing turning movements at the intersection, the 2024 concurrency data
for Orange Grove Blvd from Club Entr. to Hancock B. Pkwy was utlized as the total volume of the
North approach for each direction. The portion of this volume tha utilizes Inlet Dr was derived from the
ITE trip generation land use code 210 for Single-Family Housing because there is no current traffic data

available for Inlet Dr.

Figure 2 includes the existing traffic explained in the figure 1 description above plus the proposed trip
generation of our development. Trips in and out of the subject property reflect the total in/out vehicle
trips during the AM/PM peak hour. Figure 2 displays trips entering Inlet Dr. and the subject property.
Some of the trips traveling along Inlet Dr are distributed to residences between the intersection and the

subject property.
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Table 9: Orange Grove Blvd & Inlet Dr — Intersection LOS Summary

AM Peak Hour PM Peak Hour
Existing LOS A C
2028 Future w/o Project LOS A D
2028 Future with Project LOS E E

The intersection LOS is expected to be the same for the existing and future conditions without the
project during the AM peak period and decrease from LOS C to LOS D during the PM peak period.
Under future conditions with the project the LOS is expected to decrease to LOS E for both the AM and
PM peak periods. While the LOS for this intersection will decrease with the project, the intersection is

still expected to operate within its LOS performance standard of E under this condition.

WARRANT ANALYSIS

A warrant analysis was conducted to determine whether exclusive turn lanes are required at the
intersection of Orange Grove Blvd and Inlet Drive. The warrant analysis follows the “Turn Lane Policy”
as set forth in Lee County Administrative Code AC-11-4. In each analysis, a separate turn lane is

required when two (2) or more of the following warrants are satisfied:

Right Turn Lane Warrant Analysis for Inlet Drive:

Intersecting Street/Connection to Collector Street:
1. No (Posted Speed > 35 mph)
2. Yes (Number of right turning vehicles is equal to or greater than 90 during any peak hour)
3. No (Signalized intersection)
4. N/A
Right Turn Lane Warranted: No

Left Turn Lane Warrant Analysis for Inlet Drive:

Intersecting Street/Connection to Collector Street:
1. No (Posted Speed > 35 mph)
2. Yes (Number of left turning vehicles is equal to or greater than 60 during any peak hour)
3. No (Signalized intersection)
4. N/A
Left Turn Lane Warranted: No
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Right Turn Lane Warrant Analysis for Orange Grove Blvd:

Collector Street:
1. No (Posted Speed > 35 mph)
2. Yes (Right turn volume is equal to or greater than 30 during any peak hour)
3. No (Sight Distance < 200 ft)
4. No (Signalized intersection)
5.N/A
Right Turn Lane Warranted: No

Left Turn Lane Warrant Analysis for Orange Grove Blvd:

Collector Street:
1. No (Posted Speed > 35 mph)
2. Yes (Left turn volume is equal to or greater than 30 during any peak hour)
3. No (Sight Distance < 200 ft)
4. No (Signalized intersection)
5. No (Intersects arterial or collector street)
6. N/A
7. N/A
Left Turn Lane Warranted: No

CONCLUSION

Traffic as depicted in this report will generate 3,470 daily trips with a maximum of 275 trips occurring
during the peak hour. These trips will affect Inlet Drive and distribute to the nearby major collector road,
Orange Grove Blvd, which is located approximately 0.5 miles west of the subject property and provides
access to all other areas within the county. All other roads connecting to Inlet Drive only provide access
to residential properties within the immediate vicinity of the subject property. The roadway link analysis
shows that northbound Orange Grove Blvd will decrease from LOS C, under the existing and future
conditions without the project, to LOS D under the future condition with the project. The intersection
LOS analysis shows that the intersection of Orange Grove Blvd and Inlet Drive will decrease to LOS E
under the future condition with the project. While the LOS of the roadways expected to decrease with

the project, the roadways are still expected to operate within their performance standard of LOS E.

10
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HCM Unsignalized Intersection Capacity Analysis
3: Orange Grove Blvd & Inlet Dr 08/07/2025
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HCM Unsignalized Intersection Capacity Analysis
3: Orange Grove Blvd & Inlet Dr 08/07/2025
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PM Existing 4:00 pm 04/01/2025 Baseline Synchro 12 Report
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DCI2023-00054 Lee County Additional Info Dated 09-22-2025

HCM Unsignalized Intersection Capacity Analysis
3: Orange Grove Blvd & Inlet Dr 08/07/2025
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Future Volume (Veh/h) 32

Grade 0% 0%
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w

Hourly flow rate (vph)

Lane Width (ft)

Percent Blockage

Median type None Raised

Upstream signal (ft)

vC, conflicting volume 1234 585 591

vC2, stage 2 conf vol 649

C, single (s) 64 62 4.1

—

F(s) 35 33 2.2

cM capacity (veh/h) 330 511 985

Volume Total 87 591 631

Volume Right 52 12 0

Volume to Capacity 021 035 0.02

Control Delay (s/veh) 15.8

o
o
o
(S,

o
o
o
[,

Approach Delay (s/veh) 15.8

>

Intersection Capacity Utilization 54.8% ICU Level of Service

AM Future 7:00 am 04/01/2027 Baseline Synchro 12 Report
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DCI2023-00054 Lee County Additional Info Dated 09-22-2025

HCM Unsignalized Intersection Capacity Analysis
3: Orange Grove Blvd & Inlet Dr 08/07/2025
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Lane Configurations L' Ts
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Future Volume (Veh/h) 21 526

Grade 0% 0%

o
X

w
(8]

597

w
o
D
o

Hourly flow rate (vph) 23 572

Lane Width (ft)

Percent Blockage

Median type None Raised

Upstream signal (ft)

vC, conflicting volume 1309 617 636

vC2, stage 2 conf vol 692

C, single (s) 64 62 4.1

—

F(s) 35 33 2.2

cM capacity (veh/h) 302 490 947

Volume Total 58 636 632

Volume Right 35 39 0

Volume to Capacity 015 037  0.06

Control Delay (s/veh) 15.7

o
o
N
o

o
o
N
o

Approach Delay (s/veh) 15.7
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Intersection Capacity Utilization 75.1% ICU Level of Service

PM Future 4:00 pm 04/01/2027 Baseline Synchro 12 Report
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DCI2023-00054 Lee County Additional Info Dated 09-22-2025

HCM Unsignalized Intersection Capacity Analysis
3: Orange Grove Blvd & Inlet Dr 08/07/2025
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Lane Configurations L' Ts
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Future Volume (Veh/h) 82 124 533

Grade 0% 0%

o
X

-~
N

Hourly flow rate (vph) 89 135 579 109 613

Lane Width (ft)

Percent Blockage

Median type None Raised

Upstream signal (ft)

vC, conflicting volume 1446 615 651

vC2, stage 2 conf vol 831

C, single (s) 64 62 4.1

—

F(s) 35 33 2.2

cM capacity (veh/h) 259 491 935

Volume Total 224 651 722

Volume Right 135 72 0

Volume to Capacity 062 038 0.2

Control Delay (s/veh) 29.8

o
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©

Approach Delay (s/veh) 29.8
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Intersection Capacity Utilization 89.4% ICU Level of Service

AM Future + Project 7:00 am 04/01/2027 Baseline Synchro 12 Report
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DCI2023-00054 Lee County Additional Info Dated 09-22-2025

HCM Unsignalized Intersection Capacity Analysis
3: Orange Grove Blvd & Inlet Dr 08/07/2025
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Lane Configurations L' Ts
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Future Volume (Veh/h) 70 105 549 526

Grade 0% 0%

o
X

—
—
>

597

—_
o
(8]

Hourly flow rate (vph) 76 160 572

Lane Width (ft)

Percent Blockage

Median type None Raised

Upstream signal (ft)

vC, conflicting volume 1542 650 702

vC2, stage 2 conf vol 892

C, single (s) 64 62 4.1

—

F(s) 35 33 2.2

cM capacity (veh/h) 228 469 895

Volume Total 190 702 732

o

Volume Right 114 105

o
~
—

Volume to Capacity 0.58 0.18

Control Delay (s/veh) 29.7

o
o
N
N

Approach Delay (s/veh) 29.7
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o
:h
N

m

Intersection Capacity Utilization 90.9% ICU Level of Service

PM Future + Project 4:00 pm 04/01/2027 Baseline Synchro 12 Report
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