VILLAGE OF ESTERO
Comprehensive Plan & Zoning
STAFF REPORT

PROJECT NAME: THE REEF, PHASE II
CASE TYPE: COMPREHENSIVE PLAN TEXT AMENDMENT and
PLANNED DEVELOPMENT/REZONING

CASE NUMBER: CPA 2016-02 and
DCI 2016E-01

PLANNING & ZONING BOARD DATE: OCTOBER 11, 2016

REQUEST AND STAFF RECOMMENDATION

There are two requests for this property: a Comprehensive Plan Amendment and a rezoning from
Commercial to Residential Planned Development.

The 5.32 acre site is located at the northeast corner of the intersection of Three Oaks and Estero
Parkway. The proposed development is a 60 unit multiple family student housing project. (Phase II of
existing project, The Reef)

If the Planning and Zoning Board wishes to recommend approval of the applicant’s request, specific
findings of fact must be made as outlined later in this report. Conditions have been provided for the

rezoning, if and subject to a Comprehensive Plan Amendment being approved by the Village Council.

APPLICATION SUMMARY

Applicant: FGCU-Reef, LLC

Location:  The subject property is located at the northeast corner of the intersection of Estero
Parkway and Three Oaks Parkway. The applicant has indicated that the subject property
STRAP number is 23-46-25-E4-U2143.2581.

Request 1: Amend Comprehensive Plan text to add a new Policy 19.3.4 to allow for the conversion
of existing or planned commercial zoned parcels to residential zoned parcels under
certain conditions as outlined in the new policy.

Request 2: Rezone a 5.32+/- acre Commercial Planned Development (CPD) parcel, identified as a

portion of Development Area "A” within the Corlico Villages RPD/CPD pursuant to Lee
County Zoning Resolution Z-02-07, to Residential Planned Development (RPD) to
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accommodate a multi-family residential development with 60 units, a basketball court,
and 270 parking spaces. Maximum height proposed is 35 feet. The Development will
connect to both potable water and sanitary sewer services.

LAND USE CATEGORY

Urban Community and is located in the Mixed-Use Overlay

PUBLIC INFORMATION MEETING

The meeting for this application was held at the Planning and Zoning Board on July 19, 2016.

PROJECT HISTORY

The site is currently vacant and is not part of a plat or subdivision. The property consists of (1) one
STRAP number (23-46-25-E4-U2143.2581) and is owned by FGCU-Reef, LLC. The property consists of
5.32+/- acres and has been part of the Corlico Villages RPD/CPD since the overall project was initially
rezoned from AG-2 to Residential Planned Development (RPD) (Lee County Resolution No. Z-86-169).
The subject property was subsequently rezoned from RPD to Commercial Planned Development (CPD)
pursuant to Lee County Zoning Resolution No. Z-93-013. The overall Corlico Master Concept Plan was
adjusted again pursuant to Lee County Zoning Resolution No. Z-02-071.

The subject property is referred to as Development Area "A”" within the overall Corlico Villages
RPD/CPD and is owned by the same owner as Development Area “B” which is zoned residential.
Development Area “B" is known as the Reef — Phase I and was recently completed with 168 multi-
family residential units to be used as student housing.  The subject site, Development Area "A”, is
currently zoned commercial and is approved for 46,200 square feet of commercial retail and office
uses not to exceed 35 feet. The Applicant desires to rezone the subject site to residential in order to
develop 60 multi-family units similar to the student housing recently constructed on the Development
Area "B" parcel.

SURROUNDING ZONING AND LAND USE

North and East — Reef Phase I residential RPD zoning which was recently constructed with 168 multi-
family residential apartments. (Urban Community Land Use Category)

South — Estero Parkway and South of Estero Parkway is CPD and RPD zoning that is currently vacant.
(Urban Community and Wetlands Land Use Category) The Property Appraiser records indicate this site
was approved for 32,000 square feet of commercial retail and offices uses and 126 dwelling units,
however, the applicant for the Reef has indicated that this parcel has a recorded conservation
easement, which would not permit that scope of development.

West — Three Oaks Parkway and West of Three Oaks is Estero Oaks, located in unincorporated Lee
County, with MPD zoning that includes multifamily housing (280 units including 63 bonus density
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units) as well as 8 commercial outparcels with 130,000 square feet of retail and office uses. A 7-11 has
recently opened on Estero Parkway. (Urban Community Land Use Category)

PROJECT DESCRIPTION

Rezoning —
The Applicant is rezoning from Commercial to Residential Planned Development for a 5.32+/- acre

parcel, within the Corlico Villages RPD/CPD previously approved by Lee County. This project is
proposed as a multi-family residential development with 60 dwelling units, a basketball court, and 270
parking spaces (See below under ‘Master Concept Plan’ for more detail of the proposed project). The
proposed development would be similar to the recently completed Reef - Phase I project which is to
the north and east of the subject property.

The subject property is currently approved for 46,200 square feet of commercial retail and office uses.
The permitted commercial uses include but are not limited to medical and professional offices,
automobile services stations, banks, retail, convenience stores, mini-warehouses, package stores, pet
services, restaurants and used merchandise stores.

Comprehensive Plan Amendment —

A Comprehensive Plan Amendment is needed to accommodate this project’s proposed number of
units and density. The current land use category (Urban Community) allows a density of 1 to 6 units
per acre. The maximum number of units for this site would be 31 units (if wetlands are protected) and
the applicant is requesting 60 units, thus the need for a Comprehensive Plan Amendment.

The applicant originally filed an amendment to change the land use map category from Urban
Community to Intensive Development. After discussions with staff, the applicant revised the request
to a "text” amendment as staff indicated they would not be supportive of a map amendment.

The amendment would add a new Policy 19.34 to allow for the conversion of existing or planned
commercially zoned parcels of 10 acres or less in size which border existing planned residential uses at
a density not to exceed 135% of the previously permitted density per acre for the original residential
use subject to several conditions. The proposed Comprehensive Plan Text Amendment is as follows:

Policy 19.3.4: Encourage re-development of underutilized commercial lands by providing for higher
residential densities and mixed-use development within the Urban Community future land use
designation and Mixed-Use Overlay in a manner consistent with Policies 19.1.1c, 19.1.1.d, 19.1.3¢,
19.21., 19.3.2. This provision allows for the conversion of existing or planned commercially zoned
parcels of 10 acres or less in size to residential use, where those commercial parcels border parcels with
existing or planned residential uses and these parcels are under common ownership or control, provided
that the blended residential density of the resulting project that combines these parcels does not exceed
135% of the previously permitted density per acre for the original residential use subject to the following:

a. The conversion is sought as part of an application to rezone the commercial parcel to residential use;
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b. The conversion parcel’s proposed residential uses will be incorporated into and consistent with the
adjacent planned or existing residential use that are under common ownership or control; and

c. Approval for the conversion of the commercial parcel to residential use is at the Board's discretion and
is dependent on a determination that the conversion is compatible and consistent with the adjacent
residential development under common ownership or control and with the rezoning approval criteria set
forth in the Land Development Code.

MASTER CONCEPT PLAN

The Master Concept Plan shows one existing entrance road from Three Oaks Parkway which leads into
the Reef development. The entrance road has a turn-around area and controlled gate for the entire
site. A loop road leads into the Reef — Phase II section and runs around the perimeter of the subject
site with six (6) 3-story buildings (Maximum Height 35 feet) in the center of the parcel with common
space, open area and walkways around the buildings. A basketball court is also included in the
common area between the buildings. The loop road is lined with parking for the project. There are
two (2) connections between the Reef — Phase I and Phase II along the loop road. Pedestrian
sidewalks connect the subject site to Three Oaks Parkway and lead through the site in several locations
and connect to the adjacent site to the east.

A total of 132 parking spaces are required for the multi-family dwelling units. The applicant is
providing 270 parking spaces and has indicated that more than the minimum are provided due to it
being used as student housing. It is expected that each resident may have a vehicle, which results in a
higher parking need than addressed in the Land Development Code. A buffer will run along the
perimeter of the north, south and west property lines to screen the property and proposed parking
areas from the adjacent roads. A proposed project sign and dumpster / recycle location are also
identified on the master concept plan. However, per Section 30-152 of the Land Development Code,
only one sign at the main entrance of a residential subdivision is permitted. There is a sign existing for
the Reef — Phase 1. The applicant is proposing a second sign at the southwest corner of the project. A
second sign is only permitted when a development boundary line exceeds 2,000 feet in length. This
project does not meet that criteria, therefore a second monument sign would not be permitted
without a deviation request.

STAFF ANALYSIS

The staff analysis section of this report reviewed both the Comprehensive Plan amendment and
Zoning application in conjunction with information from the Comprehensive Plan and Land
Development Code. Staff analyzed various concerns, such as environmental issues, transportation
impacts, density, compatibility, height, and other Comprehensive Plan considerations (including
Estero-specific goals and policies).

When the Planning and Zoning Board evaluates a Comprehensive Plan and Zoning case, they must
review these issues and provide a recommendation to the Village Council. For the rezoning
application, the Planning and Zoning Board will review and offer a recommendation to the Village
Council. For a Comprehensive Plan amendment, the Planning and Zoning Board will also sit as the
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Local Planning Agency as it transmits its recommendation to the Village Council. The applications will
be voted on separately as the recommendations are transmitted to the Village Council.

In order to assist, staff has provided a summary of the project’s advantages and disadvantages below.
Following this section is more information on each of these issues described above.

Summary of Advantages and Disadvantages

Disadvantages:

e The request requires a modification to the Comprehensive Plan prior to the Village's
preparation of its first Comprehensive Plan.

e Mixed use development, which is the type of project most desired for this area due to its
Mixed Use Overlay land use designation, will be replaced with multi-family residential.

e The master concept plan provides for parking along the perimeter of the buildings without a
sufficient buffer to conceal the parking from the adjacent right-of-way.

e The proposed text amendment could be applied to other properties, which could have
potential negative impacts.

e The proposal is currently inconsistent with the Comprehensive Plan.

Advantages:

e The addition of housing to support Gulf Coast University is a specific policy within the
Comprehensive Plan. This property is close to FGCU and adjacent to similar uses.

e If approved, a condition to limit the use to student housing will be added. The advantage to
this condition is the limited impact on local schools as children would not be living in this
facility.

e Although mixed use is desired, it was not required on this parcel. General commercial
standalone uses could be developed which would not result in a true mixed use community.

e The proposed development of 60 multi-family dwelling units is much less traffic intensive than
the currently zoned 46,200 square feet of commercial development.

e Approval of the residential use will eliminate some intensive commercial uses such as gas
stations, convenience stores and package stores, among others.

Pattern Book

The applicant has submitted the required Pattern Book for the proposed project. The overall
architectural style of the proposed project is "“Mediterranean” with clay tile roofs and textured stucco
wall and earth tone colors. Architectural details along with landscape and hardscape images are given.
The Pattern Book indicates that the Buffer along Three Oaks Parkway will have a double hedge row
planted at 4 feet with trees. No specifics are given to a buffer along Estero Parkway. No other
specifics are given about plant types, varieties, sizes and heights. Images of a fence are given but no
other specifics on location, type or height are supplied. The Pattern Book should be revised to be
more specific. A proposed sign detail is included, however, it is staff's interpretation that a second sign
is not permitted without a deviation.

5|12



Height and Density

Section 34-932 of the Land Development Code limits height in the Residential Planned Development
districts to 45 feet. The proposed maximum height of this development will be 35 feet and three
stories. The height is similar to that of the Reef Phase [, as well as the Estero Oaks multifamily project
across Three Oaks Parkway to the west.

The Comprehensive Plan regulates the residential density. An amendment to the plan is required to
obtain the requested density. The applicant is proposing to add Policy 19.3.4 to the Comprehensive
Plan for the purpose of encouraging redevelopment of underutilized commercial lands by permitting a
residential component in a mixed use development. The proposed Comprehensive Plan amendment
will permit residential density on a commercial parcel, if that parcel borders a residential parcel under
common ownership. The maximum density of the residential and commercial parcels shall be no more
than 135% of the density of the permitted density of the residential parcel. Then density would be
shared through the parcels. The impact of this amendment specific to the Reef II development would
be a permitted density of 11.2 units per acre. The density for the overall project (Reef I and Reef II)
would be 7.9 units per acre.

Neighborhood Compatibility Issues

North and East of the proposed project is the Reef 1. This development is a multifamily, three story
project. The Reef I is similar in nature to the Reef II project. The Reef I development also provides
multifamily, student housing no greater than three stories in height. The architecture, colors and
design are intended to provide compatibility with the existing development. The density is compatible.
The density is somewhat higher on Reef I because Reef I contains the amenities (pool), stormwater
management area, and other infrastructure necessary for the development of both parcels. The
proposed Comprehensive Plan amendment relies on a blended density of the proposed and
neighboring residential parcels.

The property to the west, across Three Oaks Parkway, (Estero Oaks) is a Mixed Planned Development
with commercial outparcels and multifamily apartments. To the south is Estero Parkway.

The Master Concept Plan provides for parking surrounding the building. The parking is adjacent to
Estero Parkway and Three Oaks Parkway. The applicant is proposing a buffer to conceal the proposed
parking, however, staff is suggesting that this buffer be enhanced to further obscure the parking areas
from the adjacent rights of ways. Additional materials and larger trees would screen the parking lot
more effectively.

Environmental Issues

A site inspection was conducted on September 9, 2016. The site contains native vegetation intermixed
with nuisance/exotic vegetation, a narrow manmade ditch of standing water, and wetland and upland
habitat. No listed wildlife species were observed and due to adjacent development and the degree of
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disturbance the site does not provide critical habitat to support listed wildlife species. The site contains
less than two (2) acres of wetlands. No on-site mitigation or preserve area is proposed.

Pursuant to LDC Sec. 34-1493, density calculations are based on total gross residential acres less
the wetland area. The applicant has identified 1.83 acres of jurisdictional wetland on the site but
this is still under review by the SFWMD. Pending an approved wetland jurisdictional
determination by the regulatory agencies density calculations should be considered preliminary.

The flood map indicates that the southern portion of the property falls within a floodway and will need
to adhere to the criteria in LDC Sections 6-401, which applies to development in a flood hazard
area and 10-253, regarding soil conditions in a flood hazard area.

The site plan has provided the required 40% open space as specified in LDC Sec. 10-415 through
the common area, buffers and landscape areas as allowed Sec. 10-415(d)2.

There are impacts to wetlands, waterbodies, and native vegetation with the implementation of this
project but there does not appear to be impacts to imperiled, also known as listed, species. The
development will need to obtain a tree removal permit. The development will also need to obtain
environmental resource permits for wetland impacts. An application to the SFWMD is currently under
review for this site, application no. 160526-15. The District is reviewing the submitted wetland
delineation line and this is under negotiation at this time.

Pursuant to LDC Sec. 14-293(a) An Environmental Resource Permit (ERP) is required prior to any
development that will impact wetlands. The ERP will be issued by either the Florida Department of
Environmental Protection (FDEP) or South Florida Water Management District (SFWMD) in accordance
with F.S. ch. 373 and F.A.C. Ch. 62; and under 14-293 (c) Prior to receipt of a copy of the appropriate
state authorization relating to wetlands, the Village may not issue building permits or development
orders where development will cause impacts to existing wetlands on the subject property.

Additionally, pursuant to LDC Sec. 14-294 the terms and conditions of all state authorizations relating
to wetlands, including ERP's should be incorporated into any development order, building or other
local development permit.

Transportation Issues

The Reef development will be served by the existing access connection to Three Oaks Parkway
north of Estero Parkway. This access connection serves the existing Reef development and is
restricted to right-in/right-out/left-in turning movements. The proposed development which
includes 60 residential apartment units is less traffic intensive than the currently zoned 46,200
square feet of commercial development. The proposed residential development will generate 722
daily two way trips onto Three Oaks Parkway. The applicant’s traffic statement evaluated the net
trip generation of the approved existing land use compared to the proposed future land use after
the rezoning. The net new trip generation analysis revealed that the proposed residential land
use will generate 3,389 fewer daily two way trips than the commercial uses if built out as
approved.
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The applicant’s traffic statement provided an evaluation of the adjacent roadway links for the
existing and future scenarios. The most directly accessed road segment is Three Oaks Parkway
and the closest major intersection is Three Oaks Parkway and Estero Parkway. The following is the
result of the road segment link analysis for existing and future conditions per traffic data
provided in the Lee County 2015 Concurrency Report:

: . . 2015 Peak Hour Future Peak Hour | Future
Roadway Link Roadway Link Location 2015 LOS LOS
Volume Volume
US 41 to Three Oaks
Estero Parkway 401 B 743 B
Parkway

Three Oaks Parkway to Ben
Estero Parkway . . 755 B 1,283 B
Hill Griffin Parkway

San Carlos Boulevard to
Three Oaks Parkway . 993 B 1,570 B
Coastal Village Entrance

Coastal Village Entrance to
Three Oaks Parkway . 993 B 1,609 B
Project Entrance

Project Entrance to Estero
Three Oaks Parkway 993 B 1,706 B
Parkway

Estero Parkway to
Three Oaks Parkway 993 B 1,159 B
Corkscrew Road

Note(s): Information taken from Traffic Impact Statement for The Reef Phase Il Growth Management Plan Amendment
(GMPA)- Rezone prepared by Trebilcock Consulting Solutions, PA dated 09/29/16

The above table indicates that these roadway links will all operate at an acceptable level of service at
project buildout based on the Lee County 2015 Concurrency Report. In addition, the applicant
provided a level of service analysis for Three Oaks Parkway based upon projecting the existing traffic
volume to year 2021 using a 7.4% growth rate and adding the traffic from the existing Reef project,
the 280 unit Estero Oaks development and the existing 7-11 convenience store on Estero Parkway.
The analysis showed that Three Oaks Parkway will continue to operate at LOS=B through year 2021.

In summary, there is no level of service degradation of roads immediately impacted by this project,
and less traffic is generated than the prior approved zoning. The Lee County MPO 2040 Long Range
Transportation Plan includes a list of Needs Plan Road Projects which includes the widening of
Corkscrew Road between US-41 and Ben Hill Griffin from 4 lanes to 6 lanes at some future date when
funding becomes available.

Comprehensive Plan Considerations

The current Future Land Use designation is Urban Community. The Urban Community
designation is intended for areas characterized by a mixture of relatively intense commercial and
residential uses with future development in this category encouraged to be developed as a
mixed-use where appropriate. Standard density ranges from one dwelling unit per acre (1
du/acre) to six dwelling units per acre (6 du/acre), with a maximum total density of ten dwelling
units per acre (10 du/acre) only with “bonus” density. This property is also located in the Mixed-
Use Overlay per the Comprehensive Plan. Sites within this overlay are locations desirable for
mixed use located in close proximity to: public transit routes; education facilities; recreation
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opportunities; and, existing residential, shopping and employment centers. Appropriate locations
will have a positive impact on transportation facilities though increased transit service, internal
trip capture, and reduced travel distance.

The applicant’s request is to amend the Comprehensive Plan to permit Residential on Commercial
property under certain conditions, specifically when commercial properties border residential
properties and are under common ownership. The reason for the Comprehensive Plan amendment is
due to the increased density this project is requesting.

An evaluation of pertinent Comprehensive Plan Policies is below.

Objective 2.1 — Contiguous and compact growth patterns will be promoted through the rezoning process
to contain urban sprawl, minimize energy costs, conserve land, water, and natural resources, minimize
the cost of services, prevent development patterns where large tracts of land are by-passed in favor of
development more distant from services and existing communities.

The proposed project includes 60 multi-family residential units. The Reef project is within an overall
planned development, consisting of 168 existing multi-family dwelling units. The proposed zoning and
Comprehensive Plan Amendment will allow the multi-family units to have a blended density utilizing
the subject property and the neighboring property’s density. This results in an overall density of 7.9
units per acre for the combined properties and 11.2 for the subject property of the Reef IL.

Policy 4.2.1 — The County will maintain an overlay in the future land use map series identifying
locations desirable for mixed use that are located in close proximity to: public transit routes;
education facilities; recreation opportunities; and, existing residential, shopping and employment
centers. Appropriate locations will have a positive impact on transportation facilities though
increased transit service, internal trip capture, and reduced travel distance (preference will be given
to locations serviced by multiple transit routes). An analysis showing the number of existing and
potential residential units within the immediate and extended pedestrian shed (measured through
connections and delineating pedestrian barriers) will be considered in identifying appropriate
locations.

This site is within a Mixed-Use Overlay Land Use Category. However mixed-use is not required.
The adjoining properties are all multi-family residential. The property to the south across Estero
Parkway is approved for commercial. According to the applicant, there is a recorded conservation
easement which would not permit the amount of development approved based on the Lee
County Property Records. A 7-11 was recently developed to the west, adjacent to 280 multiple-
family apartment units. Approval of residential will eliminate an opportunity for commercial
mixed-use. However, based on the existing conditions, which have not been developed in a true
mixed-use pattern, mixed-use may not be effective on this remaining in-fill parcel.

Policy 19.1.1: Support the unique character and quality of life within the Estero community by

managing growth and development and by maintaining and executing Lee Plan policies, Land
Development Code (LDC) regulations, and other planning tools that:
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a. Implement and maintain commercial development standards for architecture,
landscaping, buffering, signage, lighting designs and visual appearance of developments,
transportation facilities, and other community amenities;

b. Promote the use of low impact design, sustainable energy, water, and other
environmental features;

c. Establish higher density, mixed-use development within areas targeted on the Mixed-Use
Overlay;

d. Encourage the redevelopment and infill of underutilized commercial and residential
lands; and

e. Increase public participation in the land development approval process to ensure future
development efforts support the Estero community plan and adopted Lee Plan policies and
LDC standards.

The applicant is proposing a design that meets the requirements for Mediterranean style and is
intended to be consistent with the Reef I, which is a recently constructed multi-family development
immediately east of the subject property. Staff is requesting additional buffering to further the goals of
the community. The property is vacant commercial land and the request would result in a similar type
of development to its adjoining properties, providing neighborhood compatibility. Although mixed-
use is not proposed, the applicant is requesting a higher density.

Policy 19.3.2 — Florida Gulf Coast University housing needs. Meet the future residential and commercial
needs of Florida Gulf Coast University by encouraging higher density residential developments, with a
mix of unit types and design forms, including affordable housing and mixed-use centers, in close
proximity to Florida Gulf Coast University. The development of such housing and mixed-use centers will
consider the transitions between the adjacent residential neighborhoods, commercial centers, and park
and recreational facilities.

The proposed project will be specifically to provide housing opportunities in the form of 60 multi-
family dwelling units for Florida Gulf Coast University students. Staff is proposing to add a condition of
approval that this property is limited to student housing and any modification to that would require
Village Council approval. This project specifically correlates to this policy in the Comprehensive Plan,
therefore any change to the types of residents occupying the units would need to be analyzed further
to confirm consistency with the Plan.

OTHER ISSUES

e Because the proposed amendment to the Comprehensive Plan is a “text” amendment in
lieu of a “map” amendment, there is a potential for this to affect other property in the
Village. The applicant has analyzed how the potential amendment could be applied
elsewhere in the Village. The text of the proposed Comprehensive Plan amendment limits
the applicability to commercial sites that are contiguous to residential property and under
the same ownership. The applicant reviewed other sites within the Village that could
potentially benefit from this amendment by adding increased residential density to
commercial properties. Based on the applicant’s analysis, the proposed amendment could
be applied to a few other properties, including the following:
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0 Lee County CPD (3.67 acres at 20011 Three Oaks Parkway — adjacent to the Corlico

Villages RPD).

0 Lee Comm CPD (3.60 acres at 19970 S. Tamiami Trail — Adjacent to Breckenridge
Phase VII RPD).

0 Terezei 4.2 CPD (4.24 acres at 19950 S. Tamiami Trail - Adjacent to Breckenridge
Phase VIII RPD).

The applicant drafted the language so that it would not be site specific but would also not allow broad
applicability to other sites. A rezoning would be required to utilize this policy so there would be an
opportunity for public input and review by the Planning and Zoning Board and Village Council.

e Lee County Utilities has confirmed there is availability of water and wastewater services to
support this project.

e The Estero Fire Rescue has indicated that they are capable of providing both fire suppression
and Advanced Life Support non-transport emergency medical services to the property.

e The Lee County Sheriff's Office has indicated the project would not affect the ability to
provide core levels of service.

e The Lee County Solid Waste Division has confirmed they have capacity to provide solid
waste collection for the project.

e The Florida Master Site File has no recorded cultural resources found on this property. There
is also nothing of historic significance on this parcel.

e The property is for student housing related to Florida Gulf Coast University, which will not
generate school aged children. Therefore, no impact to public schools is expected.

FINDINGS AND CONCLUSIONS

After balancing the advantages and disadvantages of this project and its impacts, the Planning and
Zoning Board will make a recommendation to the Village Council for the Comprehensive Plan
amendment and the rezoning. The Planning and Zoning Board, sitting as the Local Planning Agency
will first make a recommendation to the Village Council on the Comprehensive Plan amendment
which would be “transmitted” or “not transmitted” by the Council to the state for review. Any
amendment to the existing Comprehensive Plan should be thoroughly analyzed as the Village is
currently preparing its first Comprehensive Plan separate from the Lee County Comprehensive Plan.
Based upon an analysis of the application and review of the Comprehensive Plan staff has proposed
the following Findings of Fact for review:

1. The applicant has provided (not provided) sufficient justification for the Comprehensive Plan

Amendment by indicating the Goals, Objectives and Policies within the Comprehensive Plan
that support this amendment.
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2.

3.

The Amendment encourages contiguous, compact development.

A specific policy of the Comprehensive Plan is to provide housing for Florida Gulf Coast
University.

If the Village Council adopts the proposed Comprehensive Plan amendment, the rezoning application
could be approved. The Comprehensive Plan amendment must be adopted prior to approval of the
rezoning. The Planning and Zoning Board will make a recommendation to the Village Council on the
rezoning application. Based upon an analysis of the application and the standards for approval in the
Land Development Code, staff has proposed the following Findings of Fact for review:

1. The applicant has provided (not provided) sufficient justification for the rezoning by
demonstrating compliance with the Land Development Code.

2. The application is consistent with the standards in the Residential Planned Development
district and compatible with existing or planned uses in the surrounding area.

3. Urban services will be available and adequate to serve the proposed use.

4. The proposed use, as conditioned, is appropriate at the subject location.

5. There will be additional trips generated by the project, but there will not be Level of Service
issues and there will be fewer trips generated on the roadways than if developed under the
existing commercial zoning.

6. The recommended conditions to the Master Concept Plan and rezoning provide sufficient
safeguards to the public interest and are reasonably related to impacts on the public’s interest
created by or expected from the proposed development.

ATTACHMENTS

A. Staff Conditions

B. Zoning Map

C. Land Use Map

D. Lee County Utilities Water and Wastewater Availability Letter

E. Lee County School District Letter

F.  Estero Fire Rescue Letter

G. Lee County Sheriff's Department Letter

H. Lee County — Solid Waste Letter

I Zoning Resolutions

J. Applicant’s Information including Pattern Book
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ATTACHMENT “A"
The Reef Conditions

1. The development of this project must be consistent with the one-page Master Concept
Plan entitled, “THE REEF" — PHASE II, MASTER CONCEPT PLAN — stamped received August
21, 2016. The development must comply with all of the requirements of the LDC at the
time of development order approval. If approved by the Village Council, the zoning and
Comprehensive Plan amendments will allow a maximum of 60 multi-family units and a
density of 11.2 units per acre solely for the Reef II project. The maximum height of the
buildings shall not exceed 35 feet and three stories.

2. The rezoning shall not be effective until such time that the Comprehensive Plan
amendment is adopted and effective.

3. The applicant shall provide an enhanced buffer along Estero Parkway and Three Qaks
Parkway. The buffer shall provide a berm, taller trees and additional material (including
trees, shrubs and groundcover) to provide better screening of the parking areas. The
fencing material shown within the Pattern Book should also be identified on the Master
Concept Plan along Estero Parkway and Three Oaks Parkway. The Pattern Book shouid
be revised to reject these changes prior to Village Council first reading.

4. The applicant shall provide a recorded covenant limiting the use to student housing,
subject to approval of the Village Attorney. The covenant must be submitted prior to first
reading of the Village Council. Any request to modify from student housing shall require
Village Council approval.

5. Uses and Site Development Regulations:
Schedule of uses:

Accessory Uses and Structures

Administrative Offices

Dwelling Unit: Multiple-family building

Entrance Gates and Gatehouse

Essential Services

Excavation: Water retention

Fences, Walls

Home Occupation

Models: Limited to leasing of units in subject property only
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10.

Recreational Facilities: Personal and private, on-site

Residential Accessory Uses

Signs in accordance with Chapter 30 and Chapter 33 of the LDC
Property Development Table

Regulations
Height 35 Feet
Stories 3 Stories
Setbacks
Front 20 Feet
Side 20 Feet
Rear 20 Feet
Parking 270 Spaces

No Blasting
No development blasting is permitted as part of this project unless approved at a
subsequent public hearing as an amendment to the planned development.

Concurrency

Approval of this zoning does not constitute a finding that the proposed project meets the
concurrency requirements set forth in LDC Chapter 2 and the Comprehensive Plan. The
developer is required to demonstrate compliance with all concurrency requirements prior
to issuance of a local development order.

Plan Consistency/Concurrency

Approval of this rezoning does not guarantee development order approval, or issuance of
a Concurrency Certificate. Future development order approvals must satisfy the
requirements of the Land Development Code and be found consistent with all other
Comprehensive Plan provisions.

Utilities
Water and sewer services are available to the site, and this development must connect to
those services as part of any local development order for the site for vertical construction.

Lighting

Lighting of the subject property must be in compliance with LDC Section 33-16 and
Section 34-625 utilizing a maximum height of 15 feet for structures. All lighting must be
architecturally designed and complementary to the buildings where the lighting is located.

2{Page



11.

12

13.

14.

15.

16.

17.

18.

Pattern Book
The Pattern Book should be revised to provide more specificity prior to the first reading of
Village Council.

Signage

The development of the subject property must include a unified, common signage plan
and graphic theme throughout the project as depicted in the Pattern Book. The overall
Reef Project is only permitted one Residential Identification Sign which is already installed
at the project entrance drive. The proposed sign on the Master Concept plan on the
southwest corner of the site should be eliminated or request a deviation.

Open Space
The overall project must provide a minimum of 40% open space in substantial compliance
with the approved Master Concept Plan.

Fencing
A fencing image has been provided, however the location of the fence and the details on

the height are not provided on the Master Concept Plan. Any fencing must be provided
on site plan in the Development Order application and approved by the Village of Estero
staff or Design Review Board, as applicable prior to the issuance of a development order.
Any fencing shall be concealed by landscaping.

A covenant shall be provided joining parcels A & B addressing the parking on Parcel A
that is encroaching into Parcel B.

The project is within hurricane evacuation zone B. Therefore, hurricane mitigation is required
prior to the approval of the Development Order, based on the options provided in the Land
Development Code, Section 2-485.

A shuttle bus service will be provided on site, to provide transportation for students to FGCU,
similar to that provided by the existing project.

If the proposed sign is not approved, the trash dumpster location must be moved to be
screened and internal to the site.
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Estero Fire Rescue
21500 Three Oaks Parkway
Estero, Florida 33928
(239) 390.8000

(239) 390,8020 (Fax)
www.esterofire.org

April 25, 2016

Karen Bishop

PMS Inc of Naples
3125 54" Terrace SW
Naples, Florida 34116

Re: Colico Villages PD

Ms. Bishop,

Please accept this correspondence as a letter of Service Availability for the project lmown as
Colico Villages specifically Strap Number 23-46-25E4-U2157.2590,
This parcel is within the legally defined boundaries of the Estero Fire Rescue District.

Estero Fire Rescue is capable of providing both fire suppression and Advanced Life Support
non-transport emergency medical services to this property.

Should you require any additional information please feel free to contact me at 235-390-8000.

Respectfully,

7

Phillip Green
Fire Marshal

“DEDICATED AND DRIVEN FOR THOSE WE SERVE”
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MI@ Scott State of Florida
Office of the Sheriff County of Lee
May 2, 2016
Karen Bishop

PMS Inc, of Naples
3125 54 Terrace SW
Naples, FL 34116

RE: Corlico Villages
Ms. Bishop,

The proposed rezoning of a fivé-acre parcel in Corlico Villages in Estero from commercial

to mulfi-faririly would not affect the ability of the Lee County Shetiff’s Office to provide core
levels of service at this time. The change would add up to' 60 multi-family units as an exteénsion
of the adjacent project known as The Reef.

Law enforcement services will be provided from our South District office in Bonita Springs,
with supplemental support from City of Bonita Springs contiact deputles As this development
builds out, we will factor its impact into our annual manpower review and meke adjustments
accordingly. At the time of application for a Development Order or building permit, we request
that the applicant provide a Crime Prevention Through Environmental Dcslgn (CPTED) report
done by the applicant and given 1o the Lee County Sheriff’s Office for review and comments,

Please address further correspondence to me at the address listed below. Please contact
Community Relations Supervisor Beth Schell at 258-3287 with any questions regarding the
CPTED study.

Respectfully,

/%W P lyesr

Stan Nelson
Directos, Planning and Rescarch

&

, 14750 Six Mile Cypress Parlovay ® Fort Myers, Florida 33912-4406 » (239) 477-1000
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LEE COUMTY
GECTIVED

S [

RESOLUTION NUMBER Z-02-071
WHAR-T AM S0l

L, BEVY RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS
PUS, VRS, %ER. OF LEE COUNTY, FLORIDA

WHEREAS, Gary F. Muller, John Musser and Parke Lewis filed an application on behalf of
the property owner, Richard Q. Richards lll, Trustee, to rezone an 81.26x acre parcel from
Residential Planned Development/Commercial Planned Development (RPD/CPD) to RPD/CPD,
in reference to Corlico Villages; and :

WHEREAS, a public hearing was advertised and held on December 18, 2002, before the
Lee County Zoning Hearing Examiner, who gave full consideration to the evidence in the record
for Case #DCI2002-00014; and

WHEREAS, a second public hearing was advertised and held on February 17, 2003 before
the Lee County Board of Commissioners, who gave full and complete consideration to the
recommendations of the staff, the Hearing Examiner, the documents on record and the testimony
of all interested persons.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY
COMMISSIONERS: )

SECTION A. REQUEST

The applicant filed a request to rezone a 81.26% acre parcel from RPD/CPD to RPD/CPD, to permit
a maximum of 78,200 square feet of commercial retail/office uses and a maximum of 294
residential dwelling units, not to exceed 35 feet/2 stories in height. The property is located in the
Urban Community and Wetlands Land Use Categories and is legally described in attached Exhibit
B. The subject property is part of a larger RPD/CPD project known as Corlico Villages that also
includes the parcel described in attached Exhibit C. The request is APPROVED, SUBJECT TO
the conditions and deviations specified in Sections B and C below.

SECTION B. CONDITIONS:

All references to uses are as defined or listed in the Lee County Land Development Code (LDC).

1. The development of this project must be consistent with the one page Master Concept Plan
entitied "Corlico Villages,” stamped received on FEB 21 2003 except as modified by the
conditions below. This development must comply with all requirements of the Lee County
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 Master Concept Plan are
subsequently pursued, appropriate approvais will be necessary.

2. The following limits apply to the project and uses:

CASE NO:DC{2002-00014 Z2-02-071
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a. Schedule of Uses

I. DEVELOPMENT AREA "A” INCLUDING QUTPARCELS #1, #2, and #3:

AGRICULTURAL USES (See Condition #5)
ACCESSORY USES AND STRUCTURES
ADMINISTRATIVE OFFICES
ATM (automatic teller machine)
AUTOMOBILE SERVICE STATION, limited to only one (1) on either
Qutparcel #1, #2, or #3
AUTO PARTS STORE - without installation facilities in Development Area
“A"; with installation facilities on Outparcels #1, #2, or #3
BANKS AND FINANCIAL ESTABLISHMENTS: Groups |, Il
BUSINESS SERVICES: Groups |
CLOTHING STORES, general
CLUBS:
Commercial
Fraternal, membership organization
Private
CONSUMPTION ON PREMISES (See LDC §34-1261 et seq.)
CONTRACTORS AND BUILDERS: Group |
CONVENIENCE FOOD AND BEVERAGE STORE, limited to one (1) on
Development Area “A”, contained totally within the 46,200 square
faol retail structure {not freestanding) without fuel pumps; and one
(1) freestanding on either Outparcel #1, #2, or 3, with a maximum of
10 fuel pumps,
DRIVE-THRCUGH FACILITY FOR ANY PERMITTED USE
DRUGSTORE, PHARMACY
ESSENTIAL SERVICES
ESSENTIAL SERVICE FACILITIES: Group I
EXCAVATION: Water retention
FENCES, WALLS
FIRE STATION, limited to either Quiparcel #1, #2, or #3
FOOD STORES: Group |
GIFT AND SOUVENIR SHOP
HARDWARE STORE
HOBBY, TOY AND GAME SHOPS
HOUSEHOLD AND OFFICE FURNISHINGS: Groups { and li, no outdoor
display
INSURANCE COMPANIES
LAUNDRY OR DRY CLEANING: Group |
MEDICAL OFFICE
MINI-WAREHOQUSES, limited to Outparcel #1, #2, or #3
PACKAGE STORE (See LDC §34-1261 et seq.)
PAINT, GLASS AND WALLPAPER
FPERSONAL SERVICES: Groups I, li, 1li, iV, excluding massage parlors,
tattoo parlors, palm readers, fortunetellers or card readers, dating
~and escort services

CASE NO:DCI2002-00014 - 2-02-071
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i,

CASE NO:DCI2002-00014

PET SERVICES

PET SHOP

REPAIR SHOPS, Groups i and

RESTAURANT, FAST FOOD, limited to one (1) on Development Area “A”,
contained totally within the 46,200 square foot retail structure,
without a drive through; and one (1) permitted on either Outparcel
#1, #2, or #3, with a drive through

RESTAURANTS: Groups 1, Ii, lil, and IV

SIGNS in accordance with chapter 30 of the.LDC

SOCIAL SERVICES: Groups |, and i

SPECIALTY RETAIL SHOPS: Groups |, I, 1ll, and IV

STORAGE, Indoor only

USED MERCHANDISE STORES: Groups |, and I, no outdoor display

VARIETY STORE

Development Area “B”:

AGRICULTURAL USES (See Condition #5)
ACCESSORY USES AND STRUCTURES
DWELLING UNIT:
Single-family
Duplex
Two-family attached
Townhouse
Multiple~family building
Zero lot line
ENTRANCE GATES AND GATEHOUSE
ESSENTIAL SERVICES
EXCAVATION: Water retention
FENCES, WALLS
HOME OCCUPATION
MODELS: Model unit, model home, model display center
REAL ESTATE SALES OFFICE (See LDC §§34-1951 et seq., and 34-3021)
RECREATIONAL FACILITIES: Personal and Private, On-Site
RESIDENTIAL ACCESSORY USES
SIGNS in accordance with chapter 30 of the LDC

Development Area “C"™

AGRICULTURAL USES (See Condition #5)
ACCESSORY USES AND STRUCTURES
DWELLING UNIT:

Single-family

Duplex

Two-family attached

Zero lot line
ENTRANCE GATES AND GATEHOUSE
ESSENTIAL SERVICES

Z-02-071
Page 3 of §




EXCAVATION: Water retention

FENCES, WALLS

HOME OCCUPATION

MODELS: Mode! unit, model home, model display center

REAL ESTATE SALES OFFICE (See LDC §§34-1951 ef seq., and 34-3021)
RECREATIONAL FACILITIES: Personal and Private, On-Site
RESIDENTIAL ACCESSORY USES

SIGNS in accordance with chapter 30 of the LDC

b. Site Development Regulations

See EXHIBIT “E", PROPERTY DEVELOPMENT REGULATIONS, attached hereto.

3. The CPD portion of the project is limited to a maximum of 78,200 feet of commercial
retail/office uses with the development tracts not to exceed the following commercial
retail/office square footage:

Development Area “A” 46,200 square feet
Qutparcel #1 12,000 square feet
Qutparcel #2 10,000 square feet
Qutparcel #3 10,000 square feet
The RPD portion of the project is limited as follows:
Development Area “B” 168 dwelling units
Development Area “C” 126 dwelling units
4. Environmental Conditions

a. Open Space Requirements:

Prior to local development order approval, the overall project must provide
13.3 acres of open space.

Prior to local development order approval, the development order plans
must delineate 40% common open space for parcels containing townhouses
and other multifamily units.

The maximum lot coverage for single family, two-family attached, duplex
and zero lot line lots is forty-five percent (45%).

iv. Prior to local development order approval, the development order plans
must delineate 30% open space for the commercial parcels. The 30% or
3.07 acres may be distributed throughout the project if a minimum of 10%
is provided within each commercial parcel.
b. Protection for Gopher Tortoises and Commensal Species Within the Burrows:

CASE NO:DCi2002-00014
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10.

Prior to local development order approval within the areas denoted as 411M and
411M2 on the FLUCCS map prepared by W. Dexter Bender and Associates
stamped received June 19, 2002, these areas must be resurveyed for the presence
of gopher tortoise burrows and a gopher tortoise management plan must be
submitted:

AGRICULTURAL USES: Existing bona fide agricuftural uses on this site are allowed only
in strict compliance with the following:

a. Bona fide agricultural uses as shown on Exhibit F attached, may continue until
approval of a local development order for the area of the project containing those
uses.

b. Additional clearing of trees or other vegetation in agricultural areas is prohibited.
Existing areas of bona fide agricultural use may be maintained, i.e., mowed, but not
cleared or expanded. This prohibition is not intended to preclude County approved
requests for the removal of invasive exotic vegetation.

C. The property owner must terminate the agricultural tax exemption for any portion
of the property that receives a local development order. The agricultural use must
cease by December 31% of the calendar year in which the local development order
is issued. The exemption termination must be filed with the Property Appraiser’s
Office by December 31% of the calendar year in which the local development order
isissued. A copy of the exemption termination must be provided to the Office of the
County Attorney. .

At the time of local development order approval, the developer must provide pedestrian

interconnections (sidewalks) between commercial Development Area "A”, including

outparcels #1, #2, and #3 and residential Development Areas “B” and "C”.

Blasting is approved for the excavation of material for on-site use only (water retention and
water management), and does not constifule construction materials mining as defined
under F.S. §552.30. Blasting activity must be performed in accordance with all applicable
Lee County Ordinances.

Prior to local development order approval, the applicant will coordinate with Lee County
Department of Transportation concerning the widening of Three Oaks Parkway and the
extension of Koreshan Boulevard across the subject property.

Approval of this zoning request does not address mitigation of the project's vehicular or
pedestrian traffic impacts. Additional conditions consistent with the Lee County LDC may
be required to obtain a local development order.

Approval of this rezoning does not guarantee local development order approval. Future
development order approvals must satisfy the requirements of the Lee Plan Planning
Communities Map and Acreage Allocation Table, Map 16 and Table 1(b), be reviewed for,
and found consistent with, the retail commercial standards for site area, including range of

CASE NO:DC12002-00014 Z2-02-071
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11.

12.

gross floor area, location, tenant mix and general function, as welt as all other Lee Plan
provisions.

This development must comply with ali of the requirements of the LDC at the time of local
development order approval, except as may be granted by deviations approved as part of
this ptanned development.

University Lake Village, as described in attached Exhibit C and approved for construction
in accord with DOS#98-07-132.00D, is a portion of this overall planned development as it
was approved in Resolution Z-93-013. All conditions applicable to University Lake Village,
as set for in Resolution Z-93-013, remain in fulf force and effect. However, to the extent
Resolution 93-013 affects development of portions of the remaining planned development
that are described in attached Exhibit B, it is superceded by the conditions approved in this
resolution as a result of case DC12002-00014.

SECTION C. DEVIATIONS:

1.

Deviation (1) seeks relief from the LDC §10-285(a) requirement to provide intersection
connection separation of 660 feet on an arterial road, to allow minimum connection
separations of 600+ feet and 640+ feet along Three Oaks Parkway. This deviation is
APPROVED.

Deviation (2) seeks relief from the LDC §10-291(2) requirement that ail development abut
and have access to a public or private street designed and constructed, or improved to
meet the standards in §10-296, to allow access to three Outparcels by way of a 24-foot-
wide internal accessway with parking along the rear lot line of the Qutparcels. This
deviation is APPROVED, SUBJECT TO the condition that the only access to the Outparcels
is achieved via the accessway running parallel to the most easterly property line of
Qutparcels #1, #2, and #3.

Deviation (3) - Withdrawn by the applicant.

Deviation (4) seeks refief from the LDC §10-415(b)(1) requirement that large developments
with existing indigenous native vegetation provide 50% of their open space percentage
requirement (6.47 acres) through the on-site preservation of the existing indigenous native
vegetation, to allow Applicant to preserve only 2.44 acres of existing indigenous upland
vegetation and provide the remaining 4.03 acres in a flow-way that will be replanted with
indigenous wetland vegetation. This deviation is APPROVED, SUBJECT TO the following
conditions:

Prior to the first local development order approval:
a. The development order plans must delineate 6.65 acres of indigenous preservation
and restoration with a minimum 2.44 acres of existing upland indigenous plant

communifies.

b. The flow-way capacity must meet or exceed the ability of the existing flow-way to
convey (with Three Oaks Parkway improvements) and store water. Information

CASE NO:DCI2002-00014 Z2-02-071
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must be submitted for review and approval by the Division of Natural Resources
staff that documents the flow-way capacity; and

i The crossing of the flow-way is limited to one road crossing with a pile
supported bridge or bridge culverts per Florida Department of
Transportation standards; and :

Ii. The proposed 80-foot wide berm is not approved within 50 feet of the flow-
way (the MCP must be revised to meet this condition); and

iii. The flow-way must be connected to the 80-foot drainage easement at
natural grade; and

iv. A low level weir must be installed at the southern end of the flow-way to
insure water flow from the drainage easement through the flow-way; and

V. A restoration plan for a cypress and marsh native plant community must be
submitted for review by the Division of Environmental Sciences staff. The
restoration plan must include native vegetation based on one gallon plants
planted 3-foot on center; pianting specifications including species, number,
and container size; native trees must be a minimum 3-gallon container size;
herbaceous vegetation must be a minimum 2-inch liner size; a minimum of
six native wetland species must be used; and

vi. A structural buffer (i.e. a native shrub hedge or fence) must be provided
between the flow-way and the residential lofs; and

vil. The littoral planting requirement for the surface water management lakes
must be based on two plants per linear foot, and 50% of the required littoral
plants must be provided as 3-gallon native wetland trees; and

vili.  The |-75 side of the 80-foot wide berm must be planted with 250 South
Fiorida slash pine ranging in size with a minimum 5-foot height and 2-inch
caliper.

SECTION D. EXHIBITS AND STRAP NUMBER:

The following exhibits are attached to this resolution and incorporated by reference:

Exhibit A: Zoning Map (subject parcel identified with shading)
Exhibit B: The legal description of subject property

Exhibit C; Legal for University Lake Village

Exhibit D: The Master Concept Plan

Exhibit E: Property Development Regulations

Exhibit F: Property Appraiser AG Exemption Classification

The applicant has indicated that the STRAP number for the subject property is: 23-46-25-00-
00001.0000 and 26-46-25-00-00001.2000

CASE NO:DCi2002-00014 2-02-071
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SECTION E. FINDINGS AND CONCLUSIONS:

1. The applicant has proven entitiement to the rezoning by demonstrating compliance with the
Lee Plan, the LDC, and any other applicable code or regulation.

2. The rezoning, as approved:

a. meets or exceeds all performance and locational standards set forth for the
potential uses allowed by the request; and,

b. is consistent with the densities, intensities and general uses set forth in the Lee
Plan; and,

C. is compatible with existing or planned uses in the surrounding area; and,

d. 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; and,

e. will not adversely affect environmentally critical areas or natural resources.

3. The rezoning satisfies the following criteria:

a. the proposed use or mix of uses is appropriate at the subject location; and

b. the recommended conditions to the concept plan and other applicable regulations
provide sufficient safeguard to the public interest; and

o} the recommended conditions are reasonably related to the impacts on the public
interest created by or expected from the proposed development.

4, Urban services,' as defined in the Lee Pian, are, or will be, available and adequate to serve
the proposed land use.
5. The approved deviations, as conditioned, enhance achievement of the planned

development objectives, and preserve and promote the general intent of LDC Chapter 34,
to protect the public health, safety and welfare.

The foregoing resolution was adopted by the Lee County Board of Commissioners upon
the motion of Commissioner Andrew Coy, seconded by Commissioner John Albion and, upon being
put to a vote, the result was as follows:

Robert P. Janes Aye
Douglas R. St. Cerny Absent
Ray Judah Aye
Andrew W. Coy Aye
John E. Albion Aye
" CASE NO:DCI2002-00014 Z-02-071
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DULY PASSED AND ADOPTED this 17th day of February, 2003.

BOARD OF COUNTY COMMISSIONERS
OF LEE COUNTY, FLORIDA

HARLIE GREEN, CLERK.

BY///J//’/}. L/ :
" Deputy Clerk =~ N/ Chairrriah (/

Approved as to form by:

/Q?M/ L/}’%f/ 7

Dawn/E. Pérry-Lehnert
County Attorney’s Office

6€:5 1Y 9- YYH E00Z
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EXHIBIT “B”

LEGAL DESCRIPTION

Property located in Lee County, Florida

EXHIBIT “B”
DCI2002-00014
PAGE 1 QF 2
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EXHIBIT C
University Lake Villages

A tract or parcel of land situated in the State of Florida, County of Lee being part of Section 23,
Township 46 South, Range 25 East, being more particularly described as follows:

Starting at the Southwest corner of said Section 23, thence S 89°44'02" E along the South line of
said Section for 100.00 feet to a point on the east right-of-way line of Three Oaks Parkway (100.00
feet wide); thence N 00°52'52" E along said East right-of-way line for 1218.27 feet to the Point of
Beginning of the herein described parcel, thence continue N 00°52'52"E along said East right-of-
way line for 1240.10 feet to the beginning of a curve concave fo the West having a radius of
1025.00 feet; thence northerly along said curve for 91.07 feet through a central angel of 05°05'27",
said curve having a chord bearing of N 01°39'52" W and a chord distance of 91.04 feet to a point
on the North line of the Southwest one quarter (SW 1) of said Section 23, thence N 89°16'57" E
along said quarter section line for 568.59 feet to a point on the West right-of-way line of |-75;
thence S 14°1311" E along said right-of-way line for 590.20 feet to the beginning of a curve
concave to the Northeast having a radius of 17350.80 feet, thence Southwesterly along said curve
for 782.78 feet through a central angle of 02°35'06", said curve having a chord bearing of S 15°
30' 43" E and a chord distance of 782.71 feet, thence S 89°16' 57" W along a non-tangent line to
said curve and parallel to the North fine of the Southwest one quarter (SW %) of said Section 23
for 939.35 feet to the Point of Beginning.

DCI2002-00014
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DC12002-00014CORLICO VILLA GES

PROPERTY DEVELOPMENT REGULAT]ON_S
Minimum | Minimum |- Minimum | Maximum Setbacks (ff) Max. :
LAND USE . Lot Area Lot Lot ‘Lot . — Height .| Stories
. sq. ft. Width (ft) | Depth (ft) | Coverage | Street® | Side |[Rear™ |Water| ) .| -
RESIDENTIAL | | i
Single-family - 6,500 50 130 _ 45% 200 |5 20 20| 30 2
Two-family attached 3,770/unit | 29/unit 130 45% 20 Joms® | 20 | 20 | a0 2
. DupIeﬁc 7,540 58 130 45% 20 10 10 20 30 2
-Zero Lot Line 6,500 50 130 - 45% 20 [o®Mo® | 10 |20 | 30 2
Townhouse 1,800/unit | 20/unit 90 70% 20 [o%y10® | 10 | 25 | 30 | 2
Multiple-family 10,000 100 e - 45% 20 20 | .20@ 20 30 2
RECREATIQNAL FACILITIES
Recreational Féciﬁtie's, Priv ate Setbacks for on-site recreational facilities will be In accordance eith all applicable requzrements of LDC sections
On-site 34-1176 and 34-2474(b)(6)
COMMERCIAL |
.| Commercial Uses 20,000 100 100 40% | 20/259 {15 20 | 20| 35 2
Footnotes: :

ii interior side only

ii _ exterior side only

Ii zero lot tine side

i - side opposite zero lot line with a minimum bmldmg separation of 10 feet
ii interior side only

i~ exteror side only, with minimum buﬂdmg separation of 20 feet

if minimum building separation of 30 feet

i - private streets unless othermse neted

ji public sfreet
a five (5) foot rear yard setback to be allowed for accessory structures on individual residential ots.

lot widths for residential lots are to be m easured at the midpoints of the side lot lines

DCI2002-00014" EXHIBIT E
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KENNETH M. WILKINSON, C.E.A.

LLEE COUNTY PROPERTY APPRAISER . PLEASE KEEP THIS CARD
P.O. Box t546, Fart Myers, FL 33%02-1540
(941} 339-6150 )
www lecpa.ory . EXEMPTION RECEIPT FOR 2002
2346250000001
- RICHARDS RQIU TR
January §, 2002 Ag Classilication
IlI”Ill"llllII(JI!“IIII‘!I‘IJH”Il&[“lllll’lllitl[llll]ll
RICHARDSRQ I TR LEGAL DESCRIPTION
gg';chORLé_E &EaggngWAY STE 205 THAT PART OF SW1/4
' . LYING W OF I-75
LESS R AW + 1.3000
) LEE COUNTY PROPERTY APPRAISER
51TE ADDRESS:! )
19701 THREE OAKS PKWY
Dear Prupedy Ownit{s): - Fort Myers, 33912

The card abovc is your Year 2002 reccipt for HOMESTE.-\D and PERSOMNAL EXEMPTIONS andlor LANDS THAT AREC
CURRENTLY CLASSIFIED AGRJCULTURAL USE. Excmphuns ace not dransferable, 1 vmu fave mved, yno VIO AP S o
veenr wew pesitbence iy Matrel 17, 13, The rental of & dwelling previously claimed 1o be 2 homestesd for tax pumpases may constitule
an abandoament ol said dwclling as o homestead, Please read the reverse side far additionat important jnfocmation.

Sincercly,

Kenneth M. Wilkinson, C.F.A

Lez County Properly Appraiser

Author of the “Save Qur Hones™ Constitutional Anwndmem'
*“Save Our Homes" pratected Lee County homestead owners in 2001 fram taxes ot aver 31,3 Billion in assessed value,
*AGRICULTURAL CLASSIFICATION™ This recaipt b proof of yaur 2002 Agricutiural Glassification. Tha Property Appraiser reserves {he right,
hawaver, ta nolify you In writing by July 1, 2002 of a daaial of the 2002 Agricullural Glassificalion H yeu do nat quatily.

WAHRNINGS. (1) Any porson glving false informatlon to clalm a homestoad exampdion ra aeiily of o foat slegpor nilageag
rantishaidie pee 775.0R82{4}{a), Fla. Stats., andfor by a fine of up to 55,000, (2} it Is U ownec s gospansibinlity 1o pesptly oetide e
witen the use of &tafus of the propeily ur owner clanges regarding ait exemption, i we hee pnl 5o tarlifee o sn-d Fiut e e st
cotitled 1o Wi exomption In thr last 10 years, tha propaity 1s auljeat to back tasus plus 150 mdereslyor phet WL uenliy
t96.01¢ Fla, Stals,

PLEASE DETACH AND RETURN THE FORM BELOW If YOUR PROPERTY NO LONGER QUALIFIES FOR
THE EXEMPTION CLAIMED OR IF YOUR ADDRESS IS INCORRECT.

¥ - - <
EXEMPTION REMOVAL 7 7mmiimmmmrmmmmommeeemenes TCHANGE OF ADDRESS T T
Parcel Identification No.  23-46-25-00-00001.1000 CORRECTION: (MEW ADDRESS)
[ 1 No Longer Own This Proparty, Dale Sold
. Streal
[ ¥No Longer Reslda On This Propatly, Dala Moved
Caty Siate Zip Coda

{1 Tnis Proparty Has Baan Ranted, Dals Rented

CHECK ONE BELOW:

0 tHNo Longar Quality For Exemplion 3 “This address comection iz permansat. -
V£ HOMESTEAD, CRABILITY, WIBOW/ER, AGRICULTYRE) 11" This addrass oxreclion ks seasanal and Is only valid
through the dates . — .
20 __ _Gwough 200 .
Signatie: Prial Nama: ' Dala: ,
Hama Phona! Businasa Phone: EXHIBIT F

Page 1 of 2~




GARY F MULLER aAiCeP
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KENNETH M. WILKINSON, C.F.A,

LEE COUNTY PROPERTY APPRAISER
P.O. Box 1546, Fort Myers, FL 33902-1546
(941) 3396150

www.leepa.ory

Jaauary [, 2002
ln!Iu|!Mcimu]”l!mlnluu“m““uufu!ul_aMulll

RICHARDS RQ Ul TR
8191 COLLEGE PKWY STE 205
FT MYERS, FL 33018

Dear Praperty Owner{s):

299 933 @611 1?7 “3/@2 @S:50pm P. @@z
PLEASE KEEP THIS CARD
EXEMPTION RECEIPT FOR 2002
2646250000001.2
RICHARDS RQ il TR
Af ClasaiGealion
LEGAL DESCRIPTION
SEC 26 W OF 175
DESC IN OR 1778 PG 1943
LESS RAW OR 1892 PG 747
.
LEE COUNTY PROPERTY APPRAISER
S{TE ADDRESS:
0 ACCESS UNDETERMINED
Estare, 33928

The card above is your Year 2002 receipl for HOMESTEAD and PERSONAL EXEMPTIONS and/or LANDS THAT ARY
CURRENTLY CLASSIFIED AGRICULTURAL USE. Exempiions are not transferable. 1T you hstve masel, v MUSE APPEY o
suter few Pesddesee by Mareh 1% 2062, The rental of r dwelling previously elaimed to be a hamustesd for tax purposes iy conslitule
an abandonment of satd dwelling as a homwestead. Please read the reverse side for additional important information.

.

Sinceraly, .
Kenneth M. Wilkinson, C.F.A.

Lez County Praperty Appraiser
Author of Lthe “Save Our Homes™ Constitutional Amendnlcnl‘

*“Save Our Homes™ protecied Lee County homestead owners in 2001 (rom taxes on over $1.3 Billion in assessed value,
*AGRICULTURAL CLASSIFICATION™; This receipt is prool of your 2002 Agriculiural Classification. The Properly Appraisar rasamves iha ltghl
howevar, ta notity you ki wriling by July 1, 2002 of a denial of the 2002 Agricultural Classilication if you do nol quafify,

WARHIIGS:

(11 Any person glving false inforimation to elaiin a hamestead exenplion §s guilty of ¢ Best cdogies v b

pimisliable par 775.082{4){a). Fla. Stats,. sndlor by a flinc of up to $5,000; (2} It is (he awiees rospansibllite U prasptly gty .

wiinn the use ot statius of the praperly or owner clianyes teyarding an exeniptlon,
antilled 1o the nxemption in the last 10 years, the propetly Is subjucl tn back takos plus 167%

BIG6 g H Fla Stals.

1f we g nal s gadiffo-T ppl oo waene g

Y Iibapestlyen plun 4 PG ee sty

PLEASE DETACH AND RETURN THE FORM BELOW IF YOUR PROPERTY NO LONGER QUALIFIES FOR
THE EXEMPT!ON CLAIMED OR IF YOUR ADDRESS IS INCORRECT.

2< <
EXEMPTION REMOVAL 7 7mmmmmmmmmmmermmmmemmeesenes CHANGE OF ADDHESS ™™ 777"
Parcel Idantification No,  26-46-25-00-00001.2000 CORRECYION: (NEW ADDRESS)
[0 {HNo Lengar Own This Praperly, Data Sold
’ . Slrest
1] | NoLoager Raside Qn This Proparly, Dala Maved '
Cly Stale Zip Coda

{3  This Proparly Has Beon Ranted, Date Ranted

. : CHECK ONE BELOW!
1 1§ No Longar Qualily For Examplion {11 ‘This address cotrection is parmanant,
W E HOMESTERD, D-sARUITY. WIDDWIER, AGRICIRTURE| {J This addrass cortection s seasanal and Is onty valid
through the dates . '
200 Ihrough ,200____.
Signature: Print Name; - Dale:
Home Phona: Businasa Phana: EXHIBIT F
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RESOLUTION NUMBER Z-93-013

RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS

OF LEE GOUNTY, FLORIDA

WHEREAS, Richard Richards and Frank DiPlacido in reference to Gorlico
Villages, have properly filed an application for:

a) a rezoning from Residential FPlanned Development to GCommercial Flanned
Development; and
b) a new Master Concept Plan for the Residential Planned Development; and

WHEREAS, the subject property is located at 19701 Three Oaks Parkway,
deseribed more partiecularly as:
LEGAL DESCRIPTION: In Sections 23 and 26, Township 46 South, Range 25
East, Lee Gounty, Florida:
CPD PARCEL 1

STARTING AT a concrete post marking the Southwest corner of said
Section 23; .

THENCE $89°44’27"E along the South line of said Southwest Quarter
(8Wl/4) for 66.25 feet to an Intersection with the East right-of-way
line of Gorlico Road (80,00 feet wide)} as described in Offiecial
Records Book 1739 at Page 776;

THENGE N01°11'15"E along sald right-of-way line for 75.00 feet and
the POINT OF BEGINNING;

THENGE S89944'27"E for 800,11 feet;

THENCE NO1®11°15"E for 400,05 feet;

THENGE N89°44'27"W for 400,05 feet;

THENGE NO1°11'15"W for 400.05 feet;

THENGE NB9C44’27"W for 400.05 feet;

THENCE S01°11'15"W for 800.11 feet to the POINT OF BEGINNING.

AND
GPD PARGEL 2

STARTING AT a concrete monument marking the Southwest corner of said
Section 25&;

THENGE NO1°18'46"W along the West line of the Southwest Quarter
(S8W1l/4) of sald Sectlon 26 for 2,648.43 feet to an lron pipe marking
the Northwest corner of said fraction;

THENCE NO1®18’'00"W along the West line of the Northwest Quarter
{NW1/4) of said Section 26 for 1,279.32 feet;

THENGCE East for 79.06 feet to an intersection with the East
right-of-way line of Corlico Road (80.00 feet wide) as described in
0fficial Records Book 1739 at Page 776; ‘

THENCE NO1950712"W for 567.34 feet and the POINT OF BEGINNING:
THENGE S89944'27"E for 393.01 feet; ’

THENCE NOQ0®15733"E for 400,00 feer;

THENCE $589°44'27'E for 393.98 feet;

THENGE NO00C15'33"E for 400,00 feet;

THENCE N89C44'27"W for 816.27 feet; )

THENCE S501%11715"W for 800.54 feet to the POINT OF BEGINNING.

continued. ..

HEARING NUMBER 86-10-07-DCI(b) RESOLUTION NUMBER 2-93-013
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P

RPD PARGEL

A tract or parcel of land situated in the State of Florida, Cbunty
of Lee, belng a paxt of the Southwest Quarter (SW1/4) of Section 23,
Township 46 South, Range 25 East, and further described as follows:

STARTING AT a concrete post marking the Southwest corner of said
Section 23;

THENCE S&9044'27"E along the South line of said Southwest Quarter
(8W1/4) for 66.25 feet to an intersectlon with the East right-of-way
line of Gorlico Road (B80.00 feet wide) as desecribed in Official
Records Book 1739 at Page 776 and the POINT OF BEGINNING:

THENCE continuing S89°44'27"E along sald South line for 1,394.24
feet to a concrete post marking the Westerly right-of-way line of
I-75;

THENGE N18°17'53"W along said right-of-way line for 847.89 feet to
an iron rod marking the beginning of a curve concave to the
Northeast having a radius of 17,350.80 feet:

THENGE Northwesterly along sald curve and said right-of-way line
through a central angle of 04°04742" for 1,255.03 feet to an iron
rod;

THENGE N14°13'11"W along said right-of-way line for 590.20 feet;
THENGE S589°16'57"W along the North line of sald Southwest Quarter
(SWl/4) for 584.54 feet to a point 80.04 feet East of the Horthwest
Corner of said Sourhwest Quarter (SWl/4)} and the East right-of-way
line of sald Corlico Road;

THENCE S01°11’15"W along said right-of-way line for 2,549.45 feet to
the POINT OF BEGINMING,

LESS CPD PARCEL 1.
AND
RPD PARCEL

STARTING AT a concrete monument marking the Southwest corner of said
Section 26;

THENCE NG1°18746"W along the West 1ine of the Southwest Quarter
(SW1l/4) of sald Sectlon 26 for 2,648.43 feet to an iron pipe marking
the Northwest corner of said fraction;

THENGE NO1°18’00"W along the West line of the Northwest Quarter
(NH1/4) of sald Section 26 for 1,279.32 feet;

THENGE East for 79.06 feet to an Intersection with the East right-
of -way line of Corllco Road (80,00 feet wide) as described in
Offilcial Records Book 1739 at Page 778 and the POINT OF BEGINNING;
THENCE continuing East for 1,800.40 feet to a concrete monument
marking the Westerly right-of-way line of Intexstate 75;

THENCE N1BC17’/53"W along said right-of-way line for 1,433.35 feet to
a conerete monument;

THENCE N89°44727"W along the North line of said Northwest Quarter
(WWl/4) for 1,394.24 feet to an intersection with said East
right-of-way line of Coxlice Road;

THENGE S01%50712"E along said right-of-way line for 1,367.88 feet to
the POINT OF BEGINNING,

LESS CPD PARCEL 2
WHEREAS, the applicant has indicated the property’s current STRAP numbers
are 23-46-25-00-00001.1000 and 23-46-25-00-00001.2000; and
WHEREAS, proper authorization has been gilven to Horris-Depew Associates;
Inc., by Richard ﬁichards and Frank DiPlacido, the fee simple owners of the

subject parcel, to act as agent to pursue this zoning application; and

HEARING NUMBER 86-10G-07-DCI(h) RESOLUTION NUMBER Z-93-013
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WHERFEAS, a publie hearing was legally and properly advertised and held
before the Lee County Hearing Examiner, with full consideration of all the
evidence avallable; and the Lee County Hearing Examiner fully reviewed the
matter in a public hearing held on March 2, 1993 and subsequently continued
to March 31, 1993; and

WHEREAS, a public hearing was legally and properly advertised and held
before the Lee County Board of County Commissioners; and in the legislative
process the Lee County Board of County Commissioners gave full and complete
consideration to the recommendations of the staff, the Hearing Examiner, the

documents on file with the county, and the testimony of all interested

persons,

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS, that
the Board of County Commlssioners does hereby:

a) APPROVE WITH CONDITIONS a rezoning to Commercial Planned Development; and
b) APPROVE a mnew Haster Concept Plan for the Resldential  Planned

Development.
The rezoning and Master Concept Plan, which deviate from certain Lee
County Standards, are subject to the following conditions:

1. The development of this property shall be In accordance with the cne-page
Haster Concept Plan, entitled Corllico Villages, dated 10-24-92 and
stamped Received 2-12-93, Sheet 1 of 1, Project Number 90064), prepared
by Morris-Depew Associates, Inc., excépt as may be modiffed by the condi-
tions herein. Approval of this request does not exempt the applicant
from compliance with all development regulations, except as specifically

approved herein.

2., GCommercial wuses within the Residential Flanned Development shall be
restricted by Section 431.C.5 of the Lee County Zoning Ordinance.

3, A1l those uses listed on the Master Concept Plan (Sheet 1 of 1) are per-
mitted by right on site, except for agricultural uses which are governed
as follows: Bona fide agricultural uses that are now In existence on the
subject property may continue until such time that development commences.
However, no development activity of any kind shall occur on the property,
inecluding clearing of vegetation or cutting of trees, unless such activi-
ty i1s reviewed and approved in accordance with all applicable Lee County
regulations as if mno agricultural uses existed on the property. The
purpose of this conditlon is to elimlinate any exemptions or other special
conslderations or procedures that might otherwise ba available under Lee
County regulations by virtue 'of the existing agricultural uses on the

property.
4. Only one consumption on premises in the Residential Planned Development
may be permitted for the clubhouse (for use of residents and thelr guests

only and shall not be open to the public), in accordance with Section
202.03 of the Lee County Zoning Ordinance.

5. The total number of dwelling units shall not exceed 508,

6, Total Square Footage Gross Floor Area!

HEARING NUMBER B6-10-07-DCI(b) RESOLUTION WUMBER Z-93-013
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a. The GFPD portion of the site is restricted to 100,000 square feet of
retail commercial uses and 140,000 square feet of non-retatl commer-
cial uses, for a total of 240,000 square feet of building area.

b. The developer may requaest an Administrative Amendment to the Com-
mexcial -FPlanned Development to reallocate 20,000 square feet from
non-retail to commercial retall uses once Koreshan Boulevard is con-
structed east of Three Daks Parkway and designated as an arterial

roadway. If approved, the non-retall square footage shall be
reduced to an amount commensurate with the increase in retail
commercial square footage. Wo more than 240,000 square feet of

building area shall be developed on site.

7. All structures shall be designed to be architecturally compatible with
one another and landscaping arranged to complement and tie together the
designs among Individual parcels. This condition shall be incorporated
into all partinent covenants and restrictions associated with the prop-
erty owners' assoclation,

8,  Approval of this rezonlng does nothing more than change the zoning dis-
trict wherein the subject property lies and does not grant or vest In the
developer any present or future development rights that may exceed any
Lee Plan uses set forth in the 2010 Overlay or any other Lee Plan
provision, :

9. This zoning approval does not signify that the project’s traffic impacts
have been mitigated, Additional conditions may be required at the time
of issuance of a local Development Order, per the Development Standards
Ordinance or other Lee County Ordinance.

10. Prior to Development Order approval, the Plan shall be modified to relo-
cate the driveways on both sides of Koreshan Boulevard from 660 to 330
feet east of Three Oaks Parkway.

11. Emergency Hanagement Gonditions
A, Hurricane Mitigation

1. The developer shall inditiate the astablishment of s homeowners!'
or residents’ assoclation to provide an educational program
describing the risks of natural and technological hazards.

2z, The established homeowmers! or residents’ &associfation shall
maintain an education program for hurricane preparedness. The
program should consist of an annual description of the hurri-
cane risk to the residents, as well as providing the continuing
information to residents concerning hurricane evacuation and
shelters,

3. Health Care or Related Facility
In the event an adult congregate living facility (AGLF), nurs-
ing home facility ox multi-family use associated with a congre-
gate care facility is constructed, the following conditlons are
recommended : : i
a. The developer shall prepare to the satisfaction of the

Director of Lee Gounty Emergency Management and prlor to
racelving a certificate of occupancy, AN emergency
preparedness plan covering the following aspects:
1. Duties and responsibilities
- 2. Plan coordination and activation
3. Warning and notification
b, Evacuation of population off-site
5. In-place sheltering
HEARING NUMBER 86-10-07-DGI(b) RESOLUTION NUMBER Z-93-013
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6. 0ff-site sheltering

7. Transportation

8. Support Services for in-place and off-site shelter

9. Security for property and patients sheltered off-site

16, Training
11, GCommunications
‘ 12. Continuity of Patient Care on-site and off-site
13. Damage Assessment
14, Recovery

b. The emergency preparedness plan shall be approved snnually
by Lee County Emergency Management.

c. The developer shall establish and maintain an annually-
updated program to educate staff in the matters of the
hurricane threat, hurricane planning, evacuation and
sheltering.

S d. The developer shall provide refuge space for its occupants
on-site or off-site to the approval of the Director of Lee
County Emergency Management. The building(s} shall also
be constructed with as little exposed glass as possible
and/or protected by storm shutters, The refuge shall
contain emergency powsr, food, potable water, sanitation
facilities, adeguate ventilation, medical supplies and
communications equipment In suffieient quantities ' to
sustain the refuge for three (3) days.

B Hazardous Material Management

1, The developer shall contact the Lee County Office of Emergency
Management, Hazardous Material representative, to discuss the
proposed development In relation to the potential cype, use,
and storage of hazardous materials which will be located on the

premises.
2. If required by federal, state and/or local regulatlona:
a. The developer shall prepare or have available material

safety data sheets (MSDS) and submit either coples of MSDS
or a list of HMSDS chemicals to the appropriate fire
department or district and to the Lee Gounty Division of
Public Safety.

b. The developer shall establish an emergency notification
system to be used in the evant of a hazardous material
release,

12. Deviation (1) is a request to allow zero lot line single-family homes on
3,750 square foot lots (7,500 square foot lot area required), with
maximum lot widths and depths of 50 feet by 75 feet (75 foot by 100 foot
required) (Section 434.02.A). Deviation (1) is APPROVED with the condi-
tion that the zero 1ot line units be developed in compliance with the
typlcal zero lot line configuration as shown on the Master Goncept Plan.

Deviation (2) is a request to allow a minimum setback of 25 feet for
excavations from a trafficway corridor, instead of the required 150 feet
(Section 509.C.4). Deviation (2) I1s APPROVED with the condition that
guardrails or other suitable safety barrier be placed in front of the
water retention area, along Koreshan Boulevard. Also, priox to Develop-
ment Order approval, a Hold Harmless Agreement to indemnify Lee County

shall be provided.

Deviation (3) 1is a request to allow In the GPD district a frontage woad
stub-out/connection to the north and south, Instead of complying with the
required Access Road Map (Development Standards Ordinance Sectlion 9.C.1).

RESOLUTION NUMBER Z-93-013
Page 5 of 7
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Deviation (3) is APFROVED with the condition that the frontage roads meet
Development Standards Oxdinamnce requirements for access streets and that
a minimum distance of 100 feet, measured from the edge of pavement of the
frontage road to edge of pavement of Three Oaks Parkway be maintained to
provide adequate vehicle storage of the iIntersectlon(s) pursuant to the
requirements of the Development Standards Ordinmance Section 9.E.1.

Deviation (4) is a request to allow lot lines as shown on the plan, in-
stead of meeting the requlrement that side lot lines are to intersect the
street right-of-way at right angles to straight street lines and radial
to curvaed streets (Development Standards Ordinance Section 7.D.4). Devi-
ation (4) 1s APPROVED with the condition that all 1lot lines should be
straight as depicted on the Master Goncept Plan.

If determined necessary:

Deviatlon (5) Is a request from Section 431.0.4.a, which allows 10% of
the required open space to be distributed to individual units, to allow
100% of the open space required in the zero lot line area to be distr-
ibuted to fndividual unirs, Deviation (5) is APPROVED with the fallowing
conditions:

a. The total amount of open space shown on the Master Concept Plan
{dated 10-24-92, stamped 2-12-93), shall not be decreased. Such
existing open space shall include all private open space, and common
open space as shown on the Plan within retention, water management,
and recreation areas and centers. This shall not prohibit adjust-
ment of structures within these areas, but shall prohibit any
substantial alteration in the amount of common open space.

b. Invasive exotlc vegetation shall be removed from the entire site.
Such invasive exotic wegetation shall be that as defined in the
Development Standards Ordinance (DSC) at the time of local Davelop-
ment Orderx.

Deviation (&) 15 a request from Development Standards Ordinance Section
13.0.2 which requires 50% of the required open space to be indigenous
vegetation, to allow 0% 1In the zero lot line area. Deviation (6) is
APPROVED with the following conditions:

a. The total amount of open space shown on the Haster Concept Plan
(dated 10-24-92, stamped 2-13-93), shall not be decreased. Such
existing open space shall include all private open space, and common
open space as shown on the Plan within retention, water management,
and recreation areas and centers. This shall not prohibit adjust-
ment of structures within these areas, but shall prohibit any
substantial alteration in the amount of common open space.

b. Invasive exotic vegetation shall be removed from the entire site.
Such invasive exotic wvegetation shall be that as defined In the
Development Standards Ordinance (DSO) at the time of local Develop-

ment Order.

Site Plan 93-013 is attached hereto and incorporated herein by reference,

as a reduced copy of the Master Concept Plan.

The following findings of fact were made in conjunction with this

approval of OPD zoning:

a.

HEARING NUMBER B6-10-07-DGI(b)
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That there are changed or changing conditions within the area whieh make
approval of both requests appropriate.

That mneither the CPD rezoning, nor the Master Goncept Plan, as condi-
tioned, will have an adverse impact on the Intent of the Zoning

Ordinance.

RESOLUTION NUMBER Z-93-013
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That both requests, as conditioned, are consistent with the geoals, objec-
tives, policies and intent of the Lea Plan, and with the densities,
Intensities and general uses set forth therein.

That the GPD rezonlng, as conditioned, meats or exceeds all performance
and locational standards set forth for the proposed use.

That the OPD rezoning and the Master Concept Plan, both as conditioned,

will protact, conserve or preserve environmentally critical areas and
natural resources.

That the GPD rezoning and the Master Concept Plan, both as conditioned,
will be compatible with existing or planned wuses and will not cause
damage, hazard, nulsance ox other datriment to persons or property.

That the GPD rezoning and the Master Concept Plan, both as conditioned,
will not place an undue burden upon existing transportation or other
services and facillties and will be served by streets with the capacity
to carry traffle generated by the development.

That the GPD rezoning, as conditicned, will be in compliance with all
applicable general =zoning provisions and supplemental regulations
pertaining to the use, as set forth elsewhere in the Zoning Ordinance.

That each approved deviation enhances the achievement of the objectives
of the planned development, and preserves or promotes the protection of

the publiec health, safety and welfare,

The foregoing Resolution was adopted by the Lee County Board of County

Commisszioners upon a motion by Commissioner Douglas R. St. CGerny, and

seconded by Commissioner Franklin B, Mann and, upon being put to a vote, the

result was as follows:

ATTEST: -

John E. Manning Aye
Douglas R. Bt. Cerny Aye
Ray Judaﬂ Aye
Franklin B. Hann Aye
John E. Albion Abstain

DULY PASSED AND ADOPTED this 3rd day of May 3, A.D., 1993.

BOARD OF COUNTY COMMISSIONERS

CHA.RLIE"’GRE‘N CLERK OF LN QOUNTY, FLORIDA

.(ijziAan_g (e it BY; Mo pd ey

b

JUN

Daput 'Glerk Chairman 0

Ch v

ST e
I(L\f D sppyoved as to form by:

Ll

1 1993 ' County ?ﬁfo}ney's Office

CLERK CIRCUIT COURT

BY
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RESOLL I LON NUMBER Z-86-169

RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS

OF LEE COUNTY, FLORIDA
<<39531

WHEREAS, Robert Barber, Trustee has properly flled an appllcatlion on a

project known as Corlico Village for a rezoning from AG-2 to Residential

Planned Development, to permit up to 640 residential units not to exceed 45
feet in height above average grade, on 106.71 total acres of land. The pro-

‘posed development will also include recreational and accessory uses as per-

missible in the RPD zoning district, including a clubhouse with consumption

on premises of alcoholiec beverages. Zero-lot-line dwellings will comply

with RSA standards {434.01}, and all other dwelling types will comply with
RM-6 standards (437.02).

NOTE:

If approved, the Master Concept Plan will deviate from the Ffollowing Lee
GCounty standards:

Minimum setback between structures and a quarter section line of 60

(1) ;
feet (202.15.B.3.b), to 25 feet from the east-west line in Section
23

(2) DELETED - WO LONGER NECESSARY

(3 WITHDRAWN BY THE APPLICANT

(4> Minimum lot width of 50 feet per unit and lot area of 7,000 square
feet per unit for duplexes and two-family attached (437.02.4.2), Lo

37% Feet and 3,750 square feet per unit;
(53 Minimum lot width of 100 feet, lot depth of 120 feet, andlot area of
14,000 square feet {plus 6,500 square feet for each unit after the

gecond) for multiple-family buildings {437.02,A.3), to 20 feet of
width, 20 feet of depth, and 600 square feet of area for individual

units which will be sold on fee simple lots;

(6) Minimum side setback of 6.5 feet for single-family resildences
(434,01.B}, to O feet on one side for zero-lot-line dwellings;

(7) Minimum setback from a structure to a water body of 25 feet

{202.15.B), to 0 feek; and

Requirement that an access street be constructed along Corlico Park-

(8)
way {DSO C€.3,0), bto eliminate this requirement; and

WHEREAS, the subject property is located on the east side of Corlico

Parkway, immediately south of the "Villages of San Carles DRI™ and about 1

mile north of Corkscrew Road, described more partlcularly as:

HEARING NUMBER 86-10-7 DCI

RESOLUTION NUMBER Z-~B6-169
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LEGAL DESCRIPTION: In Sections 23/26, Townshlp 465, Range 25E, Lee
County, Florida:

A tract or parcel of land situated in the State of Florida, County
of Lee, being a part of the southwest one quarter of Section 23,
Township 46 South, Range 25 East, and Further described as Follows:

Starting at a concrete post marking the southwest corner of aaid
Section 23; thence 8 B9° 44° 27" E along the south line of said
southwest one quarter for 66.25 feet to an intersection with the
east right-of-way line of Corlico Road (80,00 feet wide) as de-
seribed in Official Records Book 1739 at Page 776 and the Point of
Beginning; thence continuing S 89° 44' 27" E along sald south line
for 1394.,24 feet to a conerete post marking the westerly
right-of-way line of Interstate 75; thenee N 18° 17' 53" W along
said right-of-way line for 847.89 feet to an iron rod marklng the
beginning of a curve concave to the northeast having a radlus of
17350.80 feet; thence northwesterly along said curve and said
right-of-way line through a central angle of 4° 04*' 42" for 1255.03
feet to an iron rod; thence N 14° 13' 11" W along said right-of-way
line for 590,20 feet; thence 5 89° 16' 57" W along the north line of
said southwest one quarter Ffor 5B84.54 feet to a point BO.04 feet
east of the northwest corner of sald southwest one quarter and the
east right-of-way line of sald Gorlico Road; thence 5 01° 11! 15" W
along said right-of-way line for 2549.45 feet to the Point of
Beginning.

PARCEL NO, 3

Starting at a conerete monument marking the southwest corner of said
Section 26; thence N 0L° 1B' 46" W along the west line of Lhe south-
west one quarter of sald Sectjion 26 for 2648.43 feet to an iron pipe
marking the northwest corner of ssid fraction; thence ¥ 01° 18t Q0"
W along the west line of the northwest one gquarter of said Section
26 for 1279.32 feet; thence East for 79.06 feet to an intersection
with the east right-of-way line of Gorlico Road (80.00 feet wlde) as
described in Official Records Book 1739 at Page 778 and the polnt of
beginning; thence continuing east for 1800.40 Ffeet to a conerete
monument. marking the westerly right-of-way line of Interstate 75;
thence N 18° 17' 53" W along sald right-of-way line for 1433.35 feet
to a concrete monument; thence N 89° 44' 27" W azlong the north Line
of said northwest one quarter For 1394.24 feet to an intersection
with said east right-of-way line of Corlico Road; thence S 01° 50°
12" E along said right-of-way line For 1367.88 feet to the point of
beginning.

Said parcel contains 50.00 acres more of less.
WHEREAS, the applicant has indicated the property's current STRAF numbers
are:. 23-46-25-00-00001.1000,
26~-46-25-00-00001.2000; and
WHEREAS, proper authorization has been given to Carleton RyEfel, AICP, by
Robert Barber, the owner of the subject parcel, to act as agent to pursue

this zoning application and

RESOLUTION NUMBER Z-86-169 HEARING NUMBER 86-10-7 DCI
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WHEREAS, a publiewnearing was legally and properiy advertised and held

before the Lee County Planning and Zoning Commission, with full con-
sideration of all the evidence available to the Planning and Zoning
Commission; and

WHEREAS, the Lee County Planning and Zoning Commission fully reviewed the
matter and recommended approval of the request with conditlons and the
addition of two new deviations, based on the analysis contained in the staff
report dated October 24, 1986, and testimony at the public hearing which was
held on November 3, 1986; and

WHEREAS, a public hearing was legally and properly advertised and held
before the Lee County Board of County Commissioners; and

WHEREAS, in the legislative process the Lee County Board of County
Ccommissioners gave full and complete cqnsideration to the recommendations of
the staff, the Planning and Zoning Commission, the documents on file with
the county, and the testimony of all interested persons:

LEGISLATIVE HISTORY:

This is a request for Residential Planned Development (RPD} zoning
to allow a residential development comprised of single-family,
zero-—-lot-line detached, two-family attached, duplex, and/or
multiple-family dwelling units. The proposed development also in-
cludes a nine-hole golf course, clubhouse wlth consumption on
premises of aleoholic beverages, and other recreational facllitles.
The density being requested would allow the maximum density of the
"“Urban Community" land use category, of & dwelling units per acre
without bondses.

The proposed Corlico Parkway will run along the western edge of the
subject parcel. A "Notice To Proceed" has been issued for Novenber
17, 1986 on the Corlico Parkway project and the road should he open
for traffic during the winter of 1987/88.

The areh immediately to the north of the subject parcel is part of
the Villages of San Carlos D.R.I and was approved for RM-2 zonlng on
February 16, 1981, BRM-2 zoning permits 6 units per aere in this
land use category. The vacant property to the south is zoned AG-2.
Gorlico Parkway is planned to be an arterlal road carrylng a large
volums of traffie. TI-75 will have negative impacts on residential
use of these pareels, specifically with regards to noise levels, ailr
quality, and aesthetics. The proposed project wlll have a golf
course along most of this frontage, which will function as a buffer.

The northerly portion of this development (in Section 23} is not in
a fire distriet. A condition which would not allow development to
occur on that portion until it is in a Flre district is recommended.

The proposed uses and density in this project are consistent with
the Lee Plan, and subject to recommended condlbions, the request is
reasonable and appropriate at the requested location.

RESOLUTION NUMBER Z-86-169 HEARING NUMBER 86-10-7 DCI
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NOW, THEREFORE, BE‘IT RESOLVED BY THE BOARD OF GOUNTY GOMMISSIONERS, that
the Board of County Commissioners does hefehy APPROVE a rezoning froﬁ AG-2
£o Residential Planned Development, to permit up to 640 residential units
not to exceed 45 feet in height above average grade, on 106.71 total acres
of land. The proposed development will also include recreatloanl and
accesgory uses as permissible in the RPD zoning district, including a club-
house. Zero-lot-line dwellings will comply with RSA standards (434,01}, and
all other dwelling types wlll comply with RM-6 standards {(437.02). Approval

is subject to the following condltions:

1. No development order shall be ilgsued for any portion of the
project which is not located in a Fire District;

2. No construction may occur until Corlico Parkway is open to
traffic from Corkscrew Road to Alico Road;

3, Deviations (1), (4), and (6) are approved, and deviation (2),
{3), and (7) are denied;

4, Deviation {5) is approved provided demsity for the
multiple-family units does not exceed 10 units per acre;

5. Minimum perimeter setbacks shall be as set forth in Section
202.15.B and as listed below:

a) 115 feat from the centerline of GCorlico Patkway;
b} 25 feet from the scuthern property line;

c) 15 feet from the northern property line; and

d) 30 feet from the I-75 right-of-way line;

6. Deviation (8) is approved provided that stub-outs to the north
and south of this parcel are provided {subject to the approval
of the County Engineer, who may require a recorded easement or
a public rvreadway), and the internal road system north of the
proposed east/west road is interconneckted.

7. Intersection separation shall be as set forth in the Develop-
ment Standards Ordinance, contrary to tha note on the Master
Concept Plan.

8. Development of this project shall be in general compliance with
the Master Concept Plan prepared by Carleton Ryffel, last re-
vised on 10-24-86, and received on 10-27-86, unless modifled by
the above conditions. Permitted uses are those uses permitted
by right in the RM-district, as may be amended from time to
time, in addition to a clubhouse as indlecated on the Master
Concept Plan (which may also contain additional reereational
facilitles).

Site Plan-86-169 is attached hereto and incorporated herein by reference,
ag a reduced copy of the Master Concept Plan.

The following Findings of fact were made in conjunckion with this
Residential Planned Development:

1} The proposed use is appropriate at the subject location;
2} Sufficient safeguards to the public interest are provided by
the recommended conditions;

RESOLUTION NUMBER Z-B6-16%9 HEARING NUMBER B86--10-7 DGI
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3) All rec¢imended conditions are reasonabis ‘related to the impact
on the public's interest created by or expected from the pro-
posed development; and

4) The deviations recommended For approval enhance the achievement
of the objectives of the planned development, meet the general
intent of these regulations, and will preserve and protect the
public health, =afety, and welfare.

The following findings of fact were made in conjunction with the re-

quested

deviations:

Deviation (1) is a reguest to reduce the required setback from a
gquarter sectlon line. The Trafflcways Map dees not show any roads
on this quarter section line and therefore appraval 1s recommended
of the regquested reduction to 25 feet. Deviation (1) is hereby

APPROVED.

peviaticn {2} is no longer necessary because of the new Development
Standards Ordinance. Devlatlon (2) is hereby DENIED.

Deviation {(3) is no longer being requested. Deviation (3} iz hereby
DENIED.

peviations (4), {(5), and (6) are being requested to allow flexi-
bility in lot layout and housing types. The Villapes of San Carlos,
whiceh is immediate to the north of Corlico Village, is approved for
a mix of housing types with that portion abutting thls project being
approved for multiple-family uses, I-75 and the setbacks imposed on
Florida Rock Industries, effectively eliminates any discussion of
neighborhood compatibility to the east. The proposed Gorllco Pack-
way provides a barrier between GCorlico Village and any future
development to the west. The property to the south is zoned AG-2
and is wvacant, butbt that parcel also has the negative impacts of
backing up to I-75. The applicant has included a nine-hole golf
course in the project, in part, to buffer this development from
I-75, Deviatlons (4) and (6) are hereby APPROVED. Deviation (5) is
hereby APPROVED provided the maxlmum density of multiple-Family
unlts does not exceed ten units per acre (which is the maximum bonus
density allowed in the "Urban Community” land use category).
Condition #4 addresses this issue.

Deviation (7) is a request to reduce the water body setback from 25
feet to 0 feet. The applicant believes that the new Zoning
Ordinance requlres that bullding setbacks from a waterbody are no
longer to be measured from contrcl elevation of the lake, but in-
stead from the highest level on the excavation bank to be used for
the storape of stormwater (as set Forth in Section 518 of the Zoning
Ordinance), To c¢larify this matter, the Annotations Commikttee made
the following interpretations:

Structure setbacks from bodies of water should be measured from tha
nearest point of the structure to the "mean high water" or to the
"control elevation™, whichever is most applicable, unless specif—
ically stated otherwilse,

Deviation (8) is a request to not build an access road along Corllco
Parkway as required by the new Development Standards Ordinance and
its concomitant "Required Access Road Map*™. Section C.3.0.(2){b)
allows for access road requirements to be waived where they are
tectmically infeasible, The applicant contends (and Lee Gounty's
Department of Transportation and Engineering agrees) that it is not
feasible to have an access road crossing the east-west road which is
to croes this parcel, because the brldge crossing I-75 will have
elevated appreoaches, and that portion of the proposed road east of
Corlico Road which will be at grade will not be of sufficient length
to provide proper intersection separation. If a stub-out is pro-
vided to the south and north of the property and the internal road
system is interconnected (with the exception of crossing the pro-
posed east/west road), the intent of D.S5.0., Section €.3.0. will be
met as closely as is techniecally feasible.

RESOLUTION NUMBER Z-86--169 HEARING NUMBER 86-10-7 DCI
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: The foregeoing Res&iution was adopted by the Lee.éounty Board of County
Commissioners upon a motion by <Commissioner 8lisher, and seconded by
Commissiongr Tussell and; upon being put to a vote was as follows:

Porter J. Goss Abgent

Charles L. Bigelow, Jr. Absent

Mary Ann Wallace Nay
Bill Fussell Aye
Donald D. Slisher Aye

DULY PASSED AND ADOPTED this 24th day of November, A.D., 19B6.

BOARD OF COUNTY CCHMMISSIONERS
OF LEE COUNTY, FLCRIDA
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Applicant Information




The Reef Student Housing
Pattern Book

Property Location:
19655 Three Oaks Parkway
(Corner of Three Oaks and Estero Parkway)
Fort Myers, FL 33967
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Walls/Building Design Standards
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Material/Landscape Design Standards
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Hardscape Design Standards
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The Reef Student Housing Entry Signage





































APPLICATION FOR PLANNED
DEVELOPMENT PUBLIC HEARING

MINOR PD AMENDMENT

FGCU —REEF LLC
THE REEF — PHASE 2




e APPLICATION FOR PLANNED
TERO DEVELOPMENT PUBLIC HEARING
IN THE VILLAGE OF ESTERO

Project Name: The Reef, Phase |l
Request: Rezone from: CPD/RPD To. RPD
Type: [ Major PD (1 Minor PD [ ] DRI wiRezoning (] PRFPD

[ 1 Major PD Amendment Minor PD Amendment
Summary of Project:
A minor PD Amendment to rezone a 5.32+ acre CPD parcel, identified as a portion of Development Area “A”
within the Corlico Villages RPD/CPD pursuant to Lee County Zoning Resolution No. Z-02-071, to RPD to
accommodate a multi-family residential development (60 units), a basketball court, and 270 parking spaces.
The project is subject to a concurrent small scale Comprehensive Plan Amendment to change the Future Land
Use designation from “Urban Community" to “intensive Development” allowing for a standard density range of
up to 14 dwelling units per acre.

PART 1
APPLICANT/AGENT INFORMATION

A. Name of Applicant: FGCU-Reef LLC
Company Name:
Address: c/o Russell A. Greer, Managing Member, 400 North New York Avenue, Suite 101
City, State, Zip: Winter Park, FL 32789
Phone Number:
E-mail Address:

B. Relationship of Applicant to owner (check one) and provide Affidavit of Authorization form:
[1 Applicant is the sole owner of the property. [34-201{a)(1)a.1.]

M Applicant has been authorized by the owner(s) to represent them for this action. [34-202(b}(1)b. & c.]
(] Application is Village of Estero initiated. Attach Village Council authorization.

C. Authorized Agent: (If different than applicant) Name of the person who is to receive all Village of
Estero-initiated correspondence regarding this application. [34-202(b){1)c.]

1. Company Name: Pavese Law Firm
Contact Person: _Katherine R. English, Esquire

Address: 1833 Hendry Street
City, State, Zip: Fort Myers, FL 33901
Phone Number: 238-336-6249 Email: _katherineenglish@paveselaw.com

2. Additional Agent(s): Provide the names of other agents that the Village of Estero may contact
concerning this application. [34-202(b)(1)c.]

THE VILLAGE OF ESTERO DEPARTEMENT OF COMMUNITY DEVELOPMENT
9401 Corkscrew Palms Circle » Estero, FL 33928
Phone {239} 221-5036

(Updated 03/2016 —thru Ord. 15-15) PAWEBPage\..\PD.doc Page 1



PART 2
PROPERTY OWNERSHIP

A. Property owner(s): If muitiple owners (corporation, partnership, trust, association), provide a list
with owner interest. [34-201; 34-204]
Name: John Peter and Eleanor Langeveld Revocable Living Trust

Address: c/o John P. Langeveld, Trustee, 612 Flagship Terrace
City, State, Zip:  Tinton Falls, NJ 07753
Phone Number: Email;

B. Disclosure of Interest [34-201; 34-204]:
Attach Disclosure of Interest Form. [34-201; 34-204]

C. MNultiple parcels:
[] Property owners list. [34-202(a)(5)]
] Property owners map. [34-202(a)(5)]

D. Certification of Title and Encumbrances [34-202(a)(3}]
1. Title certification document, no greater than 90 days old. [34-202(a)(3)]
2. Date property was acquired by present owner(s); 08/27/2014

PART 3
PROPERTY INFORMATION

A. STRAP Number(s): [Attach exira sheets if additional space is needed.]
23-46-25-E4-U2143.2581

B. Street Address of Property: Access Undetermined

C. Legal Description (must submit) [34-202(a)(1)]:

I Legal description {metes and bounds) (8%4"x11") and sealed sketch of the legal description.
OR

[ Legal description (NO metes and bounds) if the property is located within a subdivision platted per
F.S. Chapter 177, and is recorded in the Official Records of Lee County under Instruments or Plat
Books.
AND

Boundary Survey [34-202(a)(2); 34-373(a}(4)a.]:

X A Boundary survey, tied to the state plane coordinate system.
OR

[] Not required if the property is located within a subdivision platted per F.S. Chapter 177.

D. Surrounding property owners (within 500 feet of the perimeter of the subject parcel or portion thereof
that is subject of the request):
1. List of surrounding property owners. [34-202(a)(6)]
2. [XI Map of surrounding property owners. [34-202(a)(7)]
3. One set of mailing jabels. [34-202(a)(6)]
Note: When the case is found complete/ sufficient, a new list and mailing fabels must be submitted.

E. Current Zoning of Property: CPD

X Provide a list of all Zoning Resolutions and Zoning Approvals applicable to the subject property. [34-
202(a)(8)]
Z2-02-071
F. Use(s) of Property [34-202(a)(8)]:
1. Current uses of property are: Vacant Commercial
2. Intended uses of property are:  Multi-Family Residential

{Updated 0372016 —thru Ord. 15-15) P:\WEBPage\...\PD.doc Page 2













C. Master Concept Plan:

1. Master Concept Plan, Non-PRFPD: A graphic illustration {(Master Concept Plan) of the proposed
development, showing and identifying the information required by LDC Section 34-373(a)(6)a.
Copies of the Master Concept Plan must be provided in two sizes, 24"x36" and 11"x17”, and must he
clearly legible and drawn at a scale sufficient to adequately show and identify the required
information. In addition to the Master Concept Plan, an open space design plan delineating the
indigenous preserves and/or native tree preservation areas as required by LDC Section 10-415(b)
must be submitted. [34-373(a)(6)]

2. Schedule of Uses: A schedule of uses keyed to the Master Concept Plan as well as a summary for
the entire property including the information required by LDC Section 34-373(a)(8)]. [34-373(a)(8)]

3. Schedule of Deviations and Written Justification: A schedule of deviations and a written
justification for each deviation requested as part of the Master Concept Plan accompanied by
documentation including sample detail drawings illustrating how each deviation would enhance the
achievement of the objectives of the planned development and will not cause a detriment to public
interests. The location of each requested deviation must be located/shown on the Master Concept
Plan. [34-373(a)(9)]

PART 8
ENVIRONMENTAL REQUIREMENTS

A. Topography: Describe the range of surface elevations of the property. Attach a county topographic map
(if available) or a USGS quadrangle map showing the subject property. [34-373{a)(4)}d.iv.]

B. Sensitive Lands: Identify any environmentally sensitive lands, including, but not limited to, wetlands (as
defined in the Comprehensive Plan Section XlI), flowways, creek beds, sand dunes, other unique land
forms [see Comprehensive Plan Policy 77.1.1 (2)] or listed species occupied habitat [see LDC Section 10-
473].

C. Preservation/Conservation of Natural Features: Describe how the lands listed in PART 8.B. above will
be protected by the completed project:

D. Shoreline Stabilization: If the project is located adjacent to navigable natural waters, describe the
method of shoreline stabilization, if any, being proposed:
N/A

E. Soils Map: Attach maps drawn at the same scale as the Master Concept Plan marked or overprinted to
show the soils classified in accordance with the USDA/SCS System. [34-373(a)}{4}b.i.]

F. FLUCCS Map: A Florida Land Use, Cover and Classification System (FLUCCS) map, at the same scale
as the Master Concept Plan, prepared by an environmental consultant. The FLUCCS map must clearly
delineate any Federal and State jurisdictional wetlands and other surface waters, including the total
acreage of Federal and State wetlands. [34-373(a)(4)c.]

G. Rare & Unique Upland Habitat Map: Maps drawn at the same scale as the Master Concept Plan marked
or overprinted to show significant areas of rare and unigue upland habitat as defined in the
Comprehensive Plan Section Xil. [34-373(a}(4)b.iii.]

H. Existing and Historic Flow-Ways Map: Map(s) drawn at the same scale as the master concept plan
marked or overprinted to show existing and historic flow-ways. [34-373(a)(4)b.v.]

{Updated 03/2016 — thru Ord. 15-15) P:\WEBPage\...\PD.doc Page 6






ADA. (See also Application for Public Hearing for DRI Form.) [34-373(d)(2)]

D. Private Recreational Facility Planned Developments {PRFPDs):

1. master Concept Plan, PRFPD. Master Concept Plan showing and identifying information required
by LDC Section 34-941(g){1). Copies of the Master Concept Plan must be provided in two sizes,
24"x36" and 11"x17", and must be clearly legible and drawn at a scale sufficient to adequately show
and identify the required information. [34-941(g)]

2. Conceptual Surface Water Management Plan. A Conceptual Surface Water Management Plan
must be submitted. The plan must be viable and take into consideration any natural flowway
corridors, cypress heads, natural lakes, and the restoration of impacted natural flowway corridors.
[34-941(d)(3)b.1.1)]

3. Welt Drawdown Information. If within an area identified as an anticipated drawdown area for
existing or future well development, demonstration of compliance with LDC Section 34-941({d}(3}d.i &
ii. must be provided. [34-941(d)(3)d.]

4.  Preliminary Indigenous Restoration Plan. A Preliminary Indigenous Restoration Plan must be

provided if on-site indigenous restoration is being used to meet the indigenous native plant
community preservation requirement. [34-941(e}(5)f.iii.]

5. Environmental Assessment. An Environmental Assessment must be provided which includes, at a
minimum, an analysis of the environment, historical and natural resources. [34-941{g){(2)]

6. Demonstration of Compatibility. Written statements concerning how the applicant will assure the
compatibility of the proposed development with nearby land uses (by addressing such things as
noise, odor, lighting and visuval impacts), and the adequate provision of drainage, fire and safety,
transportation, sewage disposal and solid waste disposal must be provided. [34-841{g)(4}]

E. Potable Water & Central Sewer. Will the project be connected to potable water and central sewer as part
of any development of the property?
YES (Provide a letter from the appropriate Utility to which the connection(s) are proposed confirming
availability of service.) [34-202(b)(8)]
[ NO (Provide a narrative explaining why the connection is not planned and how the water and sewer
needs of the project will be met.) [34-202(b)(8)]

F. Existing Agricultural Use: If the property owner intends to continue an existing agricultural use on the
property subsequent to the zoning approval, an Existing Agricultural Use Affidavit must be provided.
Entitle as "Existing Agricuitural Uses at Time of Zoning Application.” [34-202(b){(7)]

G. Flood Hazard: [34-202(a)(8}]
] Not applicable
P The property is within an Area of Special Flood Hazard as indicated in the Flood Insurance Rate
Maps (FIRM)s.
The minimum elevation required for the first habitable floor is AE-17 NAVD (MSL)

H. Excavations/Blasting: [34-202(b)(6)]
No blasting will be used in the excavation of lakes or other site elements.
(] If blasting is proposed, provide Information Regarding Proposed Blasting (including soil borings, a
map indicating the location of the proposed blasting, and other required information).

. Bonus Density: [34-202(b)(5}]
Not Applicable
] Bonus density will be used. Provide a copy of the Bonus Density application showing calculations.

J. Hazardous Materials Emergency Plan for Port Facilities: [34-202(h){4)]
Not Applicable
] Provide a Hazardous materials emergency plan.

K. WMobile Home Park: [34-203(d)]

{Updated 03/2016 — thru Ord. 15-15) P:\WEBPage\..\PD.doc Page 8



] Not Applicable
[J Request includes rezoning of a Mobile Home Park. Provide facts related to the relocation of

dislocated owners that meets the requirements of F.S. § 723.083 (1285).

L. Airport Zones & Lee County Port Authority (LCPA) Requirements:
X Not Applicable
[ Property is located within Airport Noise Zene; [34-1004]
[] Property is located within Airport Protection Zone. Indicate which Zone below. [34-1005]
[] Property is located within Airport Runway Clear Zone: [34-1006]
[] Property is located within Airport School Protection Zone: [34-1007]
] Property is located within Airport Residential Protection Zone: [34-1009]
] Property is located in an Airport Obstruction Notification Zone and subject to LCPA regulations.
34-1009
] ATalg Structur]es Permit is required. [34-1010]

(Updated 03/2016 — thru Ord. 15-15) P:\WEBPage\..\PD.doc page o]



PART 5
SUBMITTAL REQUIREMENT CHECKLIST

Clearly label your attachments as noted in bold below

Rggfliif:d SUBMITTAL ITEMS
13 B |Completed application for Public Hearing [34-201(b)]
1 Filing Fee - [34-202(a)(9)]
3 X |Notarized Affidavit of Authorization Form [34-202(b){1)c]
3 [l |Additional Agents [34-202(b)(1)c.]
3 [0 |Multiple Owners List (if applicable) [34-201: 34-204]
3 Xl !Disciosure of Interest Form (multiple owners) [34-201(b}(2)a]
5 X |[Legal description {must submit) [34-202(a)(1)]

X} [Legal description {metes and bounds) and sealed sketch of legal description

OR

Legal description (NO metes and bounds) if the property is located within a subdivision platted
] |per F.S. Chapter 177, and is recorded In the Official Records of Lee County under instruments or
Plat Books.

Boundary Survey - not required if platted lot (2 originals required) [34-202(a)(2); [34-373(a){4)a.]
Property Owners list (if applicable) [34-202(a){5)]

Property Owners map (if applicable) [34-202(a)(5)]

Confirmation of Ownership/Title Certification [34-202(a)(3)]

STRAP Numbers (if additional sheet is required} [34-202(a){1)]

List of Surrounding Property Owners [34-202(a){6)]

Map of Surrounding Property Owners [34-202(a)(7)}

Mailing labeis [34-202(a)(6)]

List of Zoning Resolutions and Approvals [34-202(a)8)]

Summary of Public informational Session [34-202(a}(10);33-54(a)&(b)]
Waivers from Application Submission Requirements (if applicable)
Preliminary Density Calculations {if applicable)

Request Statement

Traffic Impact Statement (TIS) (not required for existing development) [34-341(b)(2)d.1.]
Master Concept Plan (MCP), Non-PRFPD [34-373(a)(6)]

Schedule of Uses [34-373{a)}{8)]

Schedule of Deviations and Written Justification [34-373(a)(9)]
Topography (if available) [34-373(a)(4)d.iv.]

Soils Map {34-373(a)(4)b.v.]

FLUCCS Map [34-373(a)(4)c.]

Rare & Unigue Upland Habitat Map [34-373(a)(4)b.fii.]

Existing and Historic Flow-Ways Map [34-373(a)(4)b.v.}

Surface Water Management Plan (if applicable) [34-373(b)(1)]

Phasing Program (If applicable) [34-373({b)(3)]

Protected Species Survey (if applicable) [34-373(b)(2)]

NIXKOXNXKKKXOOOXXKXIOXOOX

[X]

N A A A A P I R A T el e L R R R R RS

O|00/X O
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13
13
13

Proof of Notice (if applicable) [34-373(c)]

Binding Letter from DCA (if applicable) [34-373(d){2}]

Master Concept Plan (MCP), PRFPD (if applicable) [34-941(g)]

Conceptual Surface Water Management Plan (if applicable) [34-941(d)(3)b.i.1)]
Well Drawdown information (if applicable) [34-941{d)(3)d.]

Preliminary Indigencus Restoration Plan (if applicable) [34-941(e)(5)f.ili.]
Environmental Assessment {if applicable) [34-841(g}(2)]

Demonstration of Compatibility (if applicable) [34-941(g){4)]

Potable Water & Sanitary Sewer. Letter from the appropriate utility entity indicating the utility entity
or explanation of how water and sewer needs will be met if connection will not be made. [34-
202(b)(8)]

Existing Agricultural Use Affidavit (if applicable) [34-202(b)(7)]

information Regarding Proposed Blasting (if applicable). [34-202(b)(6)]
Bonus Density Application (if applicable) [34-202(b)(5)]

Hazardous Materials Emergency Plan (if applicabls) [34-202(b)(4)]

Mobile Home Park Dislocated Owners information (if applicable) [34-203(d)]
Tall Structures Permit (if applicable) [34-1001]

oooooog X |[Ooaooo;oong

Wl ||~

Note: Please also provide one (1) electronic copy of all submittal information.
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Traffic Impact Statement

The Reef Phase Il - Growth Management Plan
Amendment (GMPA) - Rezone

The Village of Estero, Lee County, FL

9/29/2016
Prepared for: Prepared by:
Progressive Capital Group, LLC Trebilcock Consulting Solutions, PA
400 N. New York Ave., Suite 101 1205 Piper Boulevard, Suite 202
Winter Park, FL 32789 Naples, FL 34110
Phone: 407-849-3670 Phone: 239-566-9551

Email: ntrebilcock@trebilcock.biz




The Reef Phase Il — GMPA — Rezone — TIS — September 2016

Statement of Certification

| certify that this Traffic Impact Statement has been prepared by me or under my immediate

supervision and that | have experience and training in the field of Traffic and Transportation
Engineering.

\\““"I','II[

)
s;;;\\\ 3..TReg 1,
X

s Norman J. Trebilcock, AICP, P.E.
FL Registration No. 47116
Trebilcock Consulting Solutions, PA
1205 Piper Boulevard, Suite 202
Naples, FL 34110
Company Cert. of Auth. No. 27796

Trebilcock Consulting Solutions, PA Page |2


Owner
NJT PE Stamp
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The Reef Phase Il — GMPA — Rezone — TIS — September 2016

Project Description

The Reef Phase Il project is located in the northeast quadrant of the Three Oaks Parkway and
Estero Parkway intersection.

The project is located in Section 23, Township 46S, Range 25E, Lee County, Florida.

Refer to Fig. 1 — Project Location Map, which follows and Appendix A: Project Master Site
Plan.

Fig. 1 — Project Location Map

The Reef Phase Il project is a proposed multi-family residential development consisting of 60
condominium dwelling units with 252 beds. Any associated common recreation amenities are
considered passive incidental and are not included in the trip generation analysis.

The site is currently vacant and is zoned Commercial Planned Development (CPD) and is
approved for 46,200sf of commercial development. The subject project proposes to change
zoning classification to a Residential Planned Development (RPD).

The project Traffic Impact Statement (TIS) provides the highest impact scenario with respect to
the project’s trip generation.

Trebilcock Consulting Solutions, PA Page |4



The Reef Phase Il — GMPA — Rezone — TIS — September 2016

In conformance with the Lee County Traffic Impact Statement Guidelines, this TIS is conducted
consistent with the requirements for projects generating less than 300 trips. The expected
project build-out year is 2021.

The existing and proposed development program is illustrated in Table 1, based on the Institute
of Transportation Engineers, 9" Edition land use descriptions.

Table 1
Development Program
Development Land Use Land Use Code Total Size Planning
Future Year
Commercial Shopping Center 820 46,200sf Approved
Residence Residential — Multi-Family 230 252 persons 2021
A methodology meeting was held with the Village of

Estero Transportation Planning staff (via email) on April 12, 2016 (refer to Appendix B: Initial
Meeting Checklist).

The Reef Phase Il connection is proposed via a shared right-in/right-out/left-in access onto
northbound Three Oaks Parkway.

Trip Generation

The project’s site trip generation is based on the Institute of Transportation Engineers (ITE) Trip

Generation Manual, 9" Edition. The software program OTISS (Online Traffic Impact Study
Software, Version 4.0.3) is used to create the raw unadjusted trip generation for the project.

Per ITE recommendation, no reductions for internal capture or pass-by trips have been taken
into consideration.

Traffic generation is more intensive when using “persons” as the independent variable
compared with using “dwelling units”. As a result, conservatively, “persons” is used in trip
generation to calculate projected future traffic.

The new proposed project trip generation is illustrated in Table 2A. The trip generation analysis
under approved zoning conditions is shown in Table 2B. The net new proposed trip generation
(Table 2C) shows total proposed conditions versus approved conditions (the difference
between Table 2A and Table 2B).
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The Reef Phase Il — GMPA — Rezone — TIS — September 2016

The ITE — OTISS trip generation calculation worksheets are provided in Appendix C: Project ITE
Trip Generation Calculations.

Table 2A
Trip Generation — Proposed Conditions — Average Weekday
Daily Two- AM Peak Hour PM Peak Hour
Way Volume
Land Use Size Enter | Exit | Total | Enter | Exit | Total
Residential Multi-Family 252 722 8 44 52 50 25 75
persons
Table 2B
Trip Generation — Approved Conditions — Average Weekday
Daily Two- AM Peak Hour PM Peak Hour
Way Volume
Land Use Size Enter | Exit | Total | Enter | Exit | Total
Retail — Shopping Center 46,200sf 4,111 60 37 97 171 186 357
Table 2C
Trip Generation — Net New — Average Weekday
Daily Two- AM Peak Hour PM Peak Hour
Way Volume
Land Use Size Enter | Exit | Total | Enter | Exit | Total
Proposed Conditions 252 722 8 44 52 50 25 75
persons
Approved Conditions 46,200sf 4,111 60 37 97 171 186 357
Net New —
Increase/(Decrease) (3,389) (52) 7 (45) (121) | (161) | (282)

As referenced against the approved traffic conditions, the net new proposed trips shown in
Table 2C illustrate an overall decrease in traffic volumes. Therefore, the proposed new project
traffic impact will be no greater than the approved use generated traffic.

Based on the information contained within the Lee County AC-13-17 — Traffic Study Guidelines
for Planned Development Rezonings, no Level of Service (LOS) analysis is required for projects
that are estimated to generate less than 100 trips.
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Existing Roadway Network Conditions

The existing roadway conditions within 3 mile radius of proposed project are illustrated in
Tables 3A and 3B.

Roadway characteristics such as number of lanes, performance standard Level of Service (LOS)

and Capacity, and estimated 2015 LOS and Capacity are extracted from the Lee County 2015

Concurrency Report.

The Annual Average Daily Traffic (AADT) is shown based on the information contained within

Lee County 2015 Traffic Counts Report. In addition, federal functional classification is extracted
from FDOT Federal-Aid Road Report, dated December 31, 2015. As shown in the FDOT Strategic
Intermodal System (SIS) — statewide map dated September 2014, none of the analyzed roadway

links are included in the adopted FDOT SIS program.

Table 3A
Existing Roadway Conditions
Estimated
th .
Roadway Roadway Link 2015 Roa:l* Performarlie 20:!5 100 LOSD Functional Federal
Link Location AADT* Type Standard Highest Volume Class System
# Lanes | LOS/Capacity Hour** *kx Fkkx Hokkx
LOS/Capacity
Broadway Logan Ave to
Ave W US 41 5,700 2LU E/ 860 C/ 242 860 UMIC STP
San Carlos
Lee Rd Blvd to Alico 10,400 2LU E/ 860 C/ 299 860 UmMlJC STP
Rd
River Ranch William Rd to 2,000
Rd Corkscrew Rd | Yr 2010 2LU E/ 860 C/ 94 860 UMIC STP
San Carlos US 41 to Three 3,700
Blvd Oaks Pkwy Yr 2010 2LN E/ 860 C/ 256 860 UmMlJC STP
. US 41 to Lee 7,300
Sanibel Blvd Blvd Yr 2014 2LN E/ 860 C/ 479 860 UmlJcC STP
Via Coconut | Williams Rd to 2,800
Pt Corkscrew Rd | Yr 2010 41D E/ 1,790 C/ 249 1,790 umlJcC STP
Williams Rd | UL ORIVer o600 | 2wy E/ 860 c/ 204 860 UMIC STP
Ranch Rd
Note(s): 2LU = 2-lane undivided roadway; 2LN = 2-lane narrow roadway 2LD, 4LD, 6LD =2-lane, 4-lane, 6-lane divided roadway,

respectively; LOS = Level of Service. N/A = not applicable, not available.

* refer to Lee County 2015 Traffic Counts Report;

** refer to Lee County 2015 Concurrency Report;

***refer to adopted Lee County Link-Specific Service Volume Tables;

****refer to FDOT Federal-Aid Road Report — Lee County: UMA — Urban Minor Arterial, UMJC — Urban Major Collector, UMIC -
Urban Minor Collector, STP — Surface Transportation Program, NHS — National Highway System.
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Table 3B
Existing Roadway Conditions
Estimated
th .
Roadway Roadway Link 2015 Roag* Performarlie 201'5 100 LOSD Functional | Federal
Link Location AADT* Type Standard Highest Volume Class System
# Lanes | LOS/Capacity Hour** *kx *kkk ok k
LOS/Capacity
. Lee Rd to Three 22,700
Alico Rd Oaks Pkwy Yr 2010 6LD E/ 2,920 B/ 1,155 2,920 UMA STP
Alico Rd Threigi';‘zpkwy 41,100 | 6LD E/ 2,920 B/ 2,012 2,920 UMA STP
. I-75 to Ben Hill
Alico Rd @ i e 25,600 6LD E/ 2,920 B/ 1,503 2,920 UMA STP
Ben Hill Griffin 7500
Alico Rd Pkwy to Green ! 2LN E/ 1,100 C/ 452 760 UMA STP
Yr 2014
Medow Dr
Estero From US 41 to
Pkwy e S 11,500 41D E/ 2,000 B/ 401 2,000 UMIJC STP
Estero Three Oaks Pkwy
to Ben Hill Griffin 15,800 41D E/ 2,000 B/ 755 2,000 UMIJC STP
Pkwy
Pkwy
Three Oaks Alico Rd to San
Pkwy Carlos Blvd 12,300 41D E/ 1,940 A/ 544 1,940 UMA STP
Three Oaks | San CarlosBlvdto |, 550 | 4 E/ 1,940 B/ 993 1,940 UMA STP
Pkwy Estero Pkwy
Three Oaks Estero Pkwy to
Pkwy Corkscrew Rd 16,500 41D E/ 1,940 A/ 993 1,940 UMA STP
us 41 Old 41 to 42,500 6LD E/ 3,020 B/ 2,497 3,020 UPAO NHS
Corkscrew Rd
Corkscrew Rd to
us 41 ) 42,500 6LD E/ 3,000 B/ 1,871 3,000 UPAO NHS
Sanibel Blvd
Us 41 sanibelBvdto | 55150 | ¢p E/ 3,000 B/ 2,090 3,000 UPAO NHS
Alico Rd
Alico Rd to Island 53,400
us 41 park Rd Yr 2010 6LD E/ 3,000 B/ 2,485 3,000 UPAO NHS

Note(s): 2LU = 2-lane undivided roadway; 2LN = 2-lane narrow roadway 2LD, 4LD, 6LD =2-lane, 4-lane, 6-lane divided roadway,
respectively; LOS = Level of Service. N/A = not applicable, not available.
* refer to Lee County 2015 Traffic Counts Report;
** refer to Lee County 2015 Concurrency Report;
***refer to adopted Lee County Link-Specific Service Volume Tables;
*¥***refer to FDOT Federal-Aid Road Report — Lee County: UMA — Urban Minor Arterial, UMJC — Urban Major Collector, UMIC —
Urban Minor Collector, STP — Surface Transportation Program, NHS — National Highway System; UPAO — Urban Principal Arterial
— Other.

Trebilcock Consulting Solutions, PA Page |8




The Reef Phase Il — GMPA — Rezone — TIS — September 2016

Improvements Outlined in the Lee County Metropolitan
Planning Organization (MPO) 2040 Long Range
Transportation Plan (LRTP)

Based on the information contained within Lee County MPO 2040 LRTP, Table 4 shows the cost
feasible road and highway projects that serve the proposed site within a three mile radius.

Table 4
2040 LRTP Cost Feasible Road and Highway Projects

Roadway Link Roadway Link Location Improvement
Alico Road From Airport Haul Road to Alico Widen 2L to 4L
Connector
Alico Connector From Alico Rd to SR 82 New 4L
Alico Road Overhead Directi | Si t
. .|co oa} From | 75 Ramp to Ben Hill Griffin Pkwy vernea |rec |ona‘ |gnage °
Directional Signage help with wayfinding
Corkscrew Road Ben Hill Griffin to Preserve Entrance Widen 2L to 4L
Corkscrew Road Preserve Entrance to Alico Road Widen 2L to 4L
Three Oak? Plwy North of Alico Road to Daniels Pkwy New 4L
Extension
Sandy Lane Extension Strike Lane to Pelican Colony New 2L
Note(s): 2L, 4L =2-lane, 4-lane roadway, respectively.

Based on the information contained within Lee County MPO 2040 Needs Plan Project List,
Table 5 illustrates anticipated projects that support transportation demand in Lee County by
2040 within a three mile radius from proposed project site, without regard for cost.
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Table 5

2040 LRTP Needs Plan — Road Projects

Roadway Link

Roadway Link Location

Improvement

Alico Road

From Airport Haul Road to Alico
Connector

Widen 2L to 4L

Alico Connector

From Alico Rd to SR 82

New 4L

Alico Road
Directional Signage

From | 75 Ramp to Ben Hill Griffin Pkwy

Overhead Directional Signage to

help with wayfinding

Corkscrew Road

US 41 to Ben Hill Griffin

Widen 4L to 6L

Corkscrew Road

Ben Hill Griffin to Preserve Entrance

Widen 2L to 4L

Corkscrew Road

Preserve Entrance to Alico Road

Widen 2L to 4L

CR 951 Extension Corkscrew Road to Alico Road New 4L
East West Ben Hill Griffin to Airport Haul Road New 2L
Sandy Lane Extension Strike Lane to Pelican Colony New 2L
Th ks Pk
ree Oa s wy North of Alico Road to Daniels Pkwy New 4L
Extension
Williams Road US 41 to Three Oaks Parkway Widen 2L to 4L
Note(s): 2L, 4L =2-lane, 4-lane roadway, respectively.

Project Trip Distribution and Assignment

The traffic generated by the development is assigned to the adjacent road network based on
the knowledge of the area and as coordinated within the methodology meeting. For the
purposes of concurrency analysis, the traffic impact is considered maximum when the project
peak hour traffic is combined with the roadway peak hour, peak direction traffic.

The site-generated trip distribution is shown in Table 6, Project Traffic Distribution for PM
Peak Hour and it is graphically depicted in Fig. 2 — Project Distribution by Percentage and By
PM Peak Hour.
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Table 6
Project Traffic Distribution for PM Peak Hour
PM Peak Hr Project Traffic
*
Roadway Link Roadway Link Location Volume
NB/EB SB/WB
Estero Parkway From US 41 to Three Oaks Parkway EB-8 WB -4
Estero Parkway From Three.O‘aks Pkwy to Ben Hill EB - 10 WB — 20
Griffin Parkway -
Three Oaks San Carlos Boulevard to Coastal Village NB -7 SB- 15
Parkway Entrance
Three Oaks Coastal Village Entrance to Project NB — 25 SB-33
Parkway Entrance -
Three Oaks Project Entrance South to Estero NB — 35 SB-18
Parkway Parkway -
Three Oaks Estero Parkway South to Corkscrew NB -7 SB-4
Parkway Road

*Estimated peak hour, peak direction traffic volumes are underlined and bold to be used in roadway
network capacity analysis calculations.

Note(s):

Traffic information has been gathered for the segments of the roadway network in the study
area from Lee County 2015 Concurrency Report and Lee County 2015 Traffic Count Report.
Based on review of the Traffic Count Report, Estero Parkway references PCS No. 15, whose
peak hour, peak direction is PM — EB for roadway links between US 41 and Ben Hill Griffin
Parkway.

For the roadway link Three Oaks Parkway south of Estero Parkway, traffic counts from PCS No.
72 indicate the peak hour, peak direction is PM — NB. In addition, for Three Oaks Parkway north
of Estero Parkway, the Lee County Traffic Count Report references PCS No. 25, whose peak
hour, peak direction is PM — NB for roadway link US 41 south of Hickory Drive.

Refer to Appendix D: Lee County 2015 Concurrency Report (Excerpts) and Appendix E: Lee
County 2015 Traffic Count Report (Excerpts).
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Fig. 2 — Project Distribution by Percentage and PM Peak Hour
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Background Traffic

For the purposes of this report, the surrounding roadway network is analyzed under 2021
traffic conditions. Future 2021 projected background traffic volumes are calculated based on
historic growth rates calculated from Lee County 2015 Traffic Count Report.

Historic growth rates are estimated for the segments of the roadway network in the study area
using a general guidance of a minimum 2% growth rate, or calculated based on daily traffic
volumes as shown in the Lee County 2015 Traffic Count Report.

A review of the Lee County traffic count stations indicate there is an increase in traffic volumes
(illustrated for 2011 to 2015 as referenced in Appendix E). As such, based on the information
illustrated for stations #465 and #459 the projected growth rates for Estero Parkway west and
east of Three Oaks Parkway are 9.6% and 8.5%, respectively.

A review of the Lee County traffic count station #414 for Three Oaks Parkway north of Estero
Parkway for year 2011 to year 2015 indicates a growth rate of 7.4% for this link.

A review of Lee County traffic count station #72 for Three Oaks Parkway south of Estero
Parkway indicates an increase in traffic volumes (illustrated for 2013 to 2015) of 1.6%. For the
purposes of this analysis, the growth rate for this link, conservatively, will be 2.0%.

Table 7, Background Traffic without Project, on the next page, illustrates the projected
background (without project) peak hour peak direction traffic volume for the planning horizon
year of 2021.

The peak hour, peak season, peak direction 2015 100" Highest Hour traffic volume is used as
illustrated in Lee County 2015 Concurrency Report. For more information, refer to Appendix D:
Lee County 2015 Concurrency Report (Excerpts) and Appendix E: Lee County 2015 Traffic
Count Report (Excerpts).
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Table 7
Background Traffic without Project
2015 100 | Projected Future 2021
. Traffic
Highest Annual Growth Background
Roadway Link Roadway Link Location Hour Pk Hr, Pk
Growth Factor** .
Volume* Dir Vol***
(trips/hr) Rate™* (trips/hr)
P (%/yr) P
Estero From US 41 to Three Oaks 201 9.6% 1733 695
Parkway Parkway
Estero From Three Oaks Pkwy to Ben 0
Parkway Hill Griffin Parkway 755 8.5% 1.631 1232
Three Oaks San Carlos Boulevard to 0
Parkway Coastal Village Entrance 993 7-4% 1.535 1,524
Three Oaks Coastal Village Entrance to 0
Parkway Project Entrance 993 7:4% 1.535 1,524
Three Oaks Project Entrance South to 0
Parkway Estero Parkway 993 7:4% 1.535 1,524
Three Oaks Estero Parkway South to 0
Parkway Corkscrew Road 993 2.0% 1.126 1118
Note(s): The projected 2021 Peak Hour — Peak Direction Background Traffic is the calculated projected future

volume based on data published in Lee County Concurrency Report, which is underlined and bold.
*From Lee County 2015 Concurrency Report.
**2% minimum or historical growth rate; Growth Factor = (1+Annual Growth Rate)®.
**%2021 Projected Volume= 2015 100" Highest Hour Volume x Growth Factor.

Project Impacts - Roadway Network Link Analysis

Levels of Service (LOS) volumes for the area roadway network are evaluated to determine the
project impacts for the horizon year 2021. Therefore, this TIS provides a Level of Service (LOS)
analysis of the nearest arterial or collector streets to which the proposed project will discharge
its traffic.

A significant traffic impact is defined as 10% or more of the service volume at LOS “C” for the
analyzed links at build out conditions.

Future projected background traffic volumes are combined with estimated project trips, as
illustrated in Table 8, on the next page. The project traffic consumes less than 10% of the LOS
“C” service volume on the roadway segments under study.
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Table 8
Roadway Link Level of Service (LOS)

Peak Hour,

2021 Total Pk

2021 Peak Hr, Pk Dir 2021 Total Dlrectl_onal Pro;ect_Pk Significance
Roadway Background Direction Roadwav Link | Pk Hr. Pk Service Hr, Pk Dir as Impact at
Link Pk Dir Vol ) ’ v .’ @ | Volumeof | %ofLOSC | 10% of LOSC
(trips/hr) Project Vol Volume Dir LOS Los c? Service Vol Yes/No
Added? w/Project(‘")
Estero 695 EB-8 703 LOS — “B” 2,000 0.40% No
Parkway -
Pgi:;rl:y 1,232 EB- 10 1,242 LOS — “B” 2,000 0.50% No
Three Oaks
Parkway 1,524 NB-7 1,531 LOS - “B” 1,940 0.36% No
Three Oaks
Parkway 1,524 NB-25 1,549 LOS - “B” 1,940 1.29% No
Three Oaks
T 1,524 NB-35 1,559 LOS — “B” 1,940 1.80% No
Tg;iix:;(s 1,118 NB-7 1,125 LOS — “B” 1,940 0.36% No
Note(s): (1) Refer to Table 7 from this report; (2) Refer to Table 6 from this report; (3) 2021 Projected Volume= 2021

background + Project Volume added; (4) based on Lee County link-specific service volumes, refer to Appendix F.

Additionally, a roadway is considered significantly impacted if the proposed development is

expected to increase the traffic volume on that roadway by 5% or more of adopted Level of

Service threshold. A roadway link is considered to be adversely impacted if the total traffic —

future 2021 peak hour, peak direction background conditions with project — exceeds the

adopted peak hour level of service volume for that link.

Based on these criteria, this project does not create any significant or adverse impacts to the

area roadway network. None of the analyzed links are projected to operate below the adopted
LOS Standard (LOS “E”) with or without the project at 2021 future conditions, and will maintain

a satisfactory level of service (LOS).

Refer to Table 9 and Appendix F: Lee County 2013 Link-Specific Service Volumes (Excerpts).

Table 9
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Roadway LOS - Traffic Impact

. . 2021 Total
Peak Hour, | 2021 Total Pk Project Pk Significance Volume
Performance Peak Hr, Pk Dir Hr, Pk Dir as | Impact at 5% of exceeds
Roadway Link LOS Direction, | Roadway Link % of Performance
(1) : . Performance
Capacity Project Vol | Volume —LOS | Performance Capacity .
Added? @) Capacity Yes/No Capacity?
Yes/No
LOS - “E” 703 - LOS - o
Estero Parkway 2,000 EB- 8 g 0.40% No No
LOS - “E” 1,242 -1L0S - o
Estero Parkway 2,000 EB- 10 g 0.50% No No
Three Oaks LOS - “E” 1,531-1L0S - 0
- . No No
Parkway 1,940 NB-7 “B” Ll
Three Oaks LOS - “E” 1,549 -10S - 0
- . No No
Parkway 1,940 NB-25 “g 1.29%
Three Oaks LOS - “E” 1,559 - LOS - 0
g . No No
Parkway 1,940 NB-35 “g 1.80%
Three Oaks LOS - “E” 1,125-L0S - 0
- . No No
Parkway 1,940 NB-7 “B” 0.36%
Note(s): (1) Refer to Table 8; (2) Refer to Table 6 from this report; (3) Refer to Table 8 from this report.

Additional Projects - Roadway Network Link Analysis

As requested by the Village of Estero transportation staff, the network level of service is further
evaluated for additional projects with approved development orders. Conservatively, no
internal capture is considered for these projects.

Pass-by trips are taken into consideration for the Estero Oaks Commercial project as it is
approved for a 7-11 Gas Station. Per ITE recommendations, LUC 945 (Gasoline/Service Station
with Convenience Market ) is used for the purposes of this report. ITE recommends PM Pk Hr
56% pass-by and AM Pk Hr 62 % respectively. Based on accepted engineering practices and to
account for local patterns, a 50% reduction is acknowledged for AM Pk Hr and PM Pk Hr, and
30% for daily trips.

The ITE — OTISS trip generation calculation worksheets for the additional projects are provided
in Appendix G: Additional Projects — ITE Trip Generation Calculations.

The analyzed projects trip generations are illustrated in Table 10. The site-generated trip
distribution for each individual additional project is graphically depicted in Fig. 3A to Fig. 3C —
Project Distribution by Percentage and By PM Peak Hour.
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Table 10
Trip Generation — Proposed Conditions — Average Weekday
Daily Two- AM Peak Hour PM Peak Hour
Way Volume
Project — Size ITE LUC Enter | Exit | Total | Enter | Exit | Total
Reef Phase Il — 168 du LUC 230 1,010 13 65 78 62 30 92
Estero Oaks Residential — 280 du | LUC 230 1,575 20 98 118 94 46 140
Estero Oaks Commercial LUC 945 1,562 a1 | 40 | 81 | 54 | 54 | 108
Gas Station — 16 pumps
Fig. 3A — Reef Phase lll — Distribution by Percentage and PM Peak Hour
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Fig. 3B — Estero Oaks Residential — Distribution by Percentage and PM Peak Hour
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Fig. 3C — Estero Oaks Commercial — Distribution by Percentage and PM Peak Hour

The overall site-generated trip distribution for additional projects is shown in Table 11 and it is

graphically depicted in Fig. 4 to Fig. 3C — Overall Additional Traffic — Distribution By PM Peak
Hour.
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Fig. 4 — Overall Additional Traffic — Distribution by PM Peak Hour

Table 11

Overall Additional Traffic Distribution for PM Peak Hour

PM Peak Hr Project Traffic

*
Roadway Link Roadway Link Location Volume
NB/EB SB/WB
Estero Parkway From US 41 to Three Oaks Parkway EB -48 WB -32
Estero Parkway From Three.O.aks Pkwy to Ben Hill EB — 51 WB — 93
Griffin Parkway -
Three Oaks San Carlos Boulevard to Coastal Village NB - 46 SB-78
Parkway Entrance -
Three Oaks Coastal Village Entrance to Project NB — 85 SB-117
Parkway Entrance -
Three Oaks Project Entrance South to Estero NB - 182 SB-116
Parkway Parkway -
Three Oaks Estero Parkway South to Corkscrew NB —41 SB- 26
Parkway Road E—
Note(s):  *Estimated peak hour, peak direction traffic volumes are underlined and_bold to be used in roadway

network capacity analysis calculations.
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Levels of Service (LOS) volumes for the area roadway network are evaluated to determine the
overall traffic impacts for the horizon year 2021. Future projected background traffic volumes
are combined with estimated project trips, as illustrated in Table 12.

Table 12
Roadway LOS - Traffic Impact
Future 2021 | Peak Hour, Project Pk Significance 2021 Total
2021 Total Pk . Impact at 5% Volume
Performance | Background Peak . Hr, Pk Dir as
Roadway . . Hr, Pk Dir of exceeds
. LOS Pk Hr, Pk Direction, . % of
Link o (1) . @ ) Roadway Link Performance | Performance
Capacity Dir Vol Project Vol Performance . -
(trips/hr) Added® Volume - LOS Capacity Capacity Capacity?
Yes/No Yes/No
Estero LOS - “E” 743 -10S - o
Parkway 5,000 695 EB- 48 = 2.40% No No
Estero LOS - “E” 1,283 -1L0S - o
Parkway > 000 1,232 EB- 51 e 2.55% No No
Three Oaks LOS - “E” 1,570 -LOS -
- B — .37% No No
Parkway 1,940 1524 NB-46 “B” 2.37%
Three Oaks LOS - “E” 1,609 -10S -
- e — .38% No No
Parkway 1,940 1,524 NB-85 “B” 4.38%
Three Oaks LOS - “E” 1,706 — LOS —
- I — .38% No No
Parkway 1,940 1,524 NB-182 = 9.38%
Three Oaks LOS - “E” 1,159 -LOS -
NB-41 e 2.11% No No
Parkway 1,940 1,118 B “B” %
Note(s): (1) Refer to Table 9; (2) Refer to Table 7 from this report; (3) Refer to Table 11 from this report.

A roadway is considered significantly impacted if the proposed development is expected to
increase the traffic volume on that roadway by 5% or more of adopted Level of Service
threshold. A roadway link is considered to be adversely impacted if the total traffic — future
2021 peak hour, peak direction background conditions with project — exceeds the adopted peak
hour level of service volume for that link.

Based on these criteria, the overall traffic impact is significant on Three Oaks Parkway, the
roadway segment from Estero Parkway to Reef Phase IlI/Estero Oaks project accesses. The
overall impacts on other segments of the study network are not significant.

In addition, all analyzed roadway segments are projected to operate at the adopted LOS
Standard (LOS “E”) or better, with or without the project at 2021 future conditions.
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Improvement Analysis

Based on the trip generation analysis results, the proposed Reef Phase Il traffic impact is less
intensive when compared with the approved use generated traffic.

Based on the link analysis and trip distribution, the proposed Reef Phase Il project is not a
significant or adverse traffic generator for the roadway network at this location. There is
adequate and sufficient roadway capacity to accommodate the proposed development
generated trips without adversely affecting adjacent roadway network level of service.

Based on the request from the Village of Estero Transportation Staff, a network capacity
analysis is presented to include various projects with approved development orders or that
have been recently built. Consistent with the results of this analysis, the overall traffic impact
(includes additional projects) is significant on Three Oaks Parkway, the roadway segment from
Estero Parkway to Reef Phase Il/Estero Oaks project accesses. The overall impacts on other
segments of the study network are not significant. In addition, all analyzed roadway segments
are projected to operate at the adopted LOS Standard (LOS “E”) or better, with or without the
analyzed projects at 2021 future conditions.

A detailed operational - turn lane analysis will be provided at the future development order
application stages, as applicable.

Mitigation of Impact

The developer proposes to pay the appropriate Lee County transportation impact fees as
building permits are issued for the project.
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Appendix A: Project Master Site Plan

(1 Sheet)
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Appendix B: Initial Meeting Checklist (Methodology
Meeting)

(3 Sheets)
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METHODOLOGY - INITIAL MEETING CHECKLIST

Date: April 12, 2016 Time: N/A
Location: N/A — Via Email

People Attending:
Name, Organization, and Telephone Numbers

1) Walter McCarthy, The Village of Estero Development Review
2) Norman Trebilcock. TCS
3) Ciprian Malaescu. TCS

Study Preparer:
Preparer’s Name and Title: Norman Trebilcock, AICP. PE

Organization: Trebilcock Consulting Solutions, PA
Address & Telephone Number: 1205 Piper Boulevard. Suite 202. Naples, FL. 34110: ph.
239-566-9551

Reviewer(s):

Reviewer’s Name & Title: Walter McCarthy, Development Review Manager
Organization: The Village of Estero, Department of Community Development

Address: 9401 Corkscrew Palms Circle, Estero. FLL 33928
Telephone Number: 239-221-5036

Applicant:
Applicant’s Name: Progressive Capital Group. LLC

Address: 400 N. New York Ave., Suite 101, Winter Park, FL. 32789
Telephone Number: 407-849-3670

Proposed Development:
Name: The Reef — Phase 2 — Growth Management Plan Amendment (GMPA)

Location: north of Estero Pkwy and east of Three Oaks Pkwy, Fort Mvers, refer to Fig. 1
on next page

ITE Land Use Type: Residential Condominium/ Townhouse — Multi — family.

ITE Code #: 230

Description: Existing approximately 5 acre vacant land currently zoned CPD
(Commercial Planned Development) to be zoned Residential Planned Development
(RPD). Project proposes student housing to consist of 60 condominium dwelling units
with 252 beds.

Zoning - Existing: CPD

Comprehensive plan recommendation: N/A

Requested: To allow new development.

Page 1 0f 3
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Appendix C: Project ITE Trip Generation Calculations

(3 Sheets)
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Appendix D: Lee County 2015 Concurrency
Report (Excerpts)

(2 Sheets)
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Appendix E: Lee County 2015 Traffic Count
Report (Excerpts)

(4 Sheets)
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Appendix F: Lee County 2013 Link-Specific
Service Volumes (Excerpts)
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Appendix G: Additional Projects - ITE Trip Generation
Calculations
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Project Name: Estero Oaks - Residential
Date: 9/26/2016
State/Province:

Country:

Analyst's Name:

WEEKDAY
LAND USE
Entry
230 - Residential Condominium/Townhouse 280" 788
Reduction 0
Internal 0
Pass-by 0
Mon-pass-by 788
Total 788
Total Reduction 0
Total Internal 0
Total Pass-by 0
Total Non-pass-by 768

(1) Dwelling Unas

No:
City:
Zip/Postal Code:
Client Name:
Edition: ITE-TGM Sth Edition
AM PEAK HOUR
Exit Entry Exit
787 20 98
0 0 0
0 0 0
0 0 0
787 20 88
787 20 98
0 0 0
0 0 0
0 0 0
787 20 28

PM PEAK HOUR

Entry Exit
94 46
0 0
0 0
0 0
94 46
94 46
0 0
0 0
0 0
94 46
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Project Name: Estero Oaks - Commercial No:
Date: QR2712016 City:
State/Province: Zip/Postal Code:
Country: Client Name:
Analyst's Name: Edition: ITE-TGM Sth Edition
AM PEAK HOUR PM PEAK HOUR
LAND USE IZE
Entry Exit Entry Exit Entry Exit
945 - Gasoline/Service Station With Convenience Market 16 1302 1302 82 81 108 108
Reduction 0 o 0 o o 0
Internal 0 0 0 0 0 0
Pass-by 521 521 41 41 54 54
Non-pass-by ™ 781 41 40 - 54
Total 1302 1302 a2 81 108 108
Total Reduction ] 0 ] 0 0 0
Total Intemal 0 o L] 0 o o
Total Pass-by 821 521 # 41 54 54
Total Non-pass-by 781 781 41 40 54 54
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