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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 19.3.4 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.e, 
19.2.1.i, 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 I. 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:  
 

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

• 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. 

• 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.  

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

•  The proposal is currently inconsistent with the Comprehensive Plan.  
 
Advantages: 
 

• 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. 

• 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.  

• 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.  

• 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. 

• 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.     
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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 I, 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 I.  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 II 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: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
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 

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

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

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

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

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

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

Estero Parkway US 41 to Three Oaks  
Parkway 401 B 743 B 

Roadway Link Roadway Link Location 2015 Peak Hour  
Volume 2015 LOS Future Peak Hour 

Volume 
Future 

LOS 
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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 II.   
 
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  
 

• 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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o Lee County CPD (3.67 acres at 20011 Three Oaks Parkway – adjacent to the Corlico 
Villages RPD). 

o Lee Comm CPD (3.60 acres at 19970 S. Tamiami Trail – Adjacent to Breckenridge 
Phase VIII RPD). 

o 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.  
 

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

•    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.  

 
•    The Lee County Sheriff’s Office has indicated the project would not affect the ability to 

provide core levels of service.  
 

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

 
• The Florida Master Site File has no recorded cultural resources found on this property. There 

is also nothing of historic significance on this parcel.  
 

• 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. The Amendment encourages contiguous, compact development.  
 

3. 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 





























Zoning Resolutions 

Z-02-071
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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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Design Standards
Building
• Roof 

• Details

• Walls

• Colors

Site Plan
• Parking 

• Buffers

• elements

Landscaping
• Material

• hardscape

• Details
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Roof/Building Design Standards

High Profile “S” Decorative Trim/Eave BracketsRoof Changes
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Walls/Building Design Standards

Trim/Banding Textured Stucco 1 Textured Stucco 2 Windows/Trim Opening/details Multi-Colored

LightingBase Trim Composition
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Colors/Building Design Standards

Existing Earth-tone Color Palette

Proposed New Earth-tone Color Palette
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Site Plan
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Site Plan
Buffer along Three Oaks will have double hedge 

row Planted at 4 feet (at instillation) with Trees  
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Material/Landscape Design Standards

High Profile “S”

Trees and Palms

Shrubs/Ground Cover
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Buffers/Landscape Design Standards

Roadway buffer Building buffers Parking Area Buffer

Buffer along Three Oaks will have double hedge row Planted at 4 feet (at instillation) with Trees  
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Hardscape Design Standards

Tree Lined 

Meandering 

Sidewalks

Decorative 

Fencing

Paver and  

Patterns
Pedestrian 

interconnection
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The Reef Student Housing Entry Signage 
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Statement	of	Certification	
 

 

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

supervision and  that  I  have experience and  training  in  the  field of  Traffic  and Transportation 

Engineering. 

   

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 

 

   

Owner
NJT PE Stamp
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Project	Description	

The Reef Phase II 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  II 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. 
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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, 9th 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  II  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,  9th  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 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‐
Way Volume 

AM Peak Hour  PM Peak Hour 

Land Use  Size    Enter  Exit  Total  Enter  Exit  Total 

Residential Multi–Family 
252 

persons 
722  8  44  52  50  25  75 

 
Table 2B 

Trip Generation – Approved Conditions – Average Weekday 

 
Daily Two‐
Way Volume 

AM Peak Hour  PM Peak Hour 

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‐
Way Volume 

AM Peak Hour  PM Peak Hour 

Land Use  Size    Enter  Exit  Total  Enter  Exit  Total 

Proposed Conditions  
252 

persons 
722  8  44  52  50  25  75 

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 

Roadway 
Link 

Roadway Link 
Location 

2015 
AADT* 

Road 
Type** 
# Lanes 

Performance 
Standard** 
LOS/Capacity 

Estimated 
2015 100th 
Highest 
Hour** 

LOS/Capacity 

LOS D 
Volume 
*** 

Functional 
Class 
**** 

Federal 
System 
**** 

Broadway 
Ave W 

Logan Ave to 
US 41 

5,700  2LU  E/ 860  C/ 242  860  UMIC  STP 

Lee Rd 
San Carlos 
Blvd to Alico 

Rd 
10,400  2LU  E/ 860  C/ 299  860  UMJC  STP 

River Ranch 
Rd 

William Rd to 
Corkscrew Rd 

2,000 
Yr 2010 

2LU  E/ 860  C/ 94  860  UMIC  STP 

San Carlos 
Blvd 

US 41 to Three 
Oaks Pkwy 

3,700 
Yr 2010 

2LN  E/ 860  C/ 256  860  UMJC  STP 

Sanibel Blvd 
US 41 to Lee 

Blvd 
7,300 
Yr 2014 

2LN  E/ 860  C/ 479  860  UMJC  STP 

Via Coconut 
Pt 

Williams Rd to 
Corkscrew Rd 

2,800 
Yr 2010 

4LD  E/ 1,790  C/ 249  1,790  UMJC  STP 

Williams Rd 
US41 to River 
Ranch Rd 

5,100  2LU  E/ 860  C/ 204  860  UMJC  STP 

 

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 

Roadway 
Link 

Roadway Link 
Location 

2015 
AADT* 

Road 
Type** 
# Lanes 

Performance 
Standard** 
LOS/Capacity 

Estimated 
2015 100th 
Highest 
Hour** 

LOS/Capacity 

LOS D 
Volume 
*** 

Functional 
Class 
**** 

Federal
System 
**** 

Alico Rd 
Lee Rd to Three 

Oaks Pkwy 
22,700 
Yr 2010 

6LD  E/ 2,920  B/ 1,155  2,920  UMA  STP 

Alico Rd 
Three Oaks Pkwy 

to I‐75 
41,100  6LD  E/ 2,920  B/ 2,012  2,920  UMA  STP 

Alico Rd 
I‐75 to Ben Hill 
Griffin Pkwy 

25,600  6LD  E/ 2,920  B/ 1,503  2,920  UMA  STP 

Alico Rd 
Ben Hill Griffin 
Pkwy to Green 
Medow Dr 

7,500 
Yr 2014 

2LN  E/ 1,100  C/ 452  760  UMA  STP 

Estero 
Pkwy 

From US 41 to 
Three Oaks Pkwy 

11,500  4LD  E/ 2,000  B/ 401  2,000  UMJC  STP 

Estero 
Pkwy 

Three Oaks Pkwy 
to Ben Hill Griffin 

Pkwy 
15,800  4LD  E/ 2,000  B/ 755  2,000  UMJC  STP 

Three Oaks 
Pkwy 

Alico Rd to San 
Carlos Blvd 

12,300  4LD  E/ 1,940  A/ 544  1,940  UMA  STP 

Three Oaks 
Pkwy 

San Carlos Blvd to 
Estero Pkwy 

12,300  4LD  E/ 1,940  B/ 993  1,940  UMA  STP 

Three Oaks 
Pkwy 

Estero Pkwy to 
Corkscrew Rd 

16,500  4LD  E/ 1,940  A/ 993  1,940  UMA  STP 

US 41 
Old 41 to 

Corkscrew Rd 
42,500  6LD  E/ 3,020  B/ 2,497  3,020  UPAO  NHS 

US 41 
Corkscrew Rd to 
Sanibel Blvd 

42,500  6LD  E/ 3,000  B/ 1,871  3,000  UPAO  NHS 

US 41 
Sanibel Blvd to 

Alico Rd 
33,100  6LD  E/ 3,000  B/ 2,090  3,000  UPAO  NHS 

US 41 
Alico Rd to Island 

Park Rd 
53,400 
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. 
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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 

Connector  
Widen 2L to 4L 

Alico Connector  From Alico Rd to SR 82   New 4L 

Alico Road 
Directional Signage 

From I 75 Ramp to Ben Hill Griffin Pkwy  
Overhead Directional Signage to 

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 Oaks Pkwy  
Extension 

North of Alico Road to Daniels Pkwy  New 4L 

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 I 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 

Three Oaks Pkwy 
Extension 

North of Alico Road to Daniels Pkwy   New 4L 

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 

Roadway Link  Roadway Link Location 

PM Peak Hr Project Traffic 
Volume* 

NB/EB  SB/WB 

Estero Parkway  From US 41 to Three Oaks Parkway  EB – 8  WB – 4 

Estero Parkway 
From Three Oaks Pkwy to Ben Hill 

Griffin Parkway 
EB – 10  WB – 20 

Three Oaks 
Parkway 

San Carlos Boulevard to Coastal Village 
Entrance 

NB – 7  SB ‐ 15 

Three Oaks 
Parkway 

Coastal Village Entrance to Project 
Entrance  

NB – 25  SB ‐ 33 

Three Oaks 
Parkway 

Project Entrance South to Estero 
Parkway 

NB – 35  SB ‐ 18 

Three Oaks 
Parkway 

Estero Parkway South to Corkscrew 
Road 

NB – 7  SB ‐ 4 

 

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

 

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 100th 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  

Roadway Link  Roadway Link Location 

2015 100th 
Highest 
Hour 

Volume* 
(trips/hr) 

Projected 
Traffic 
Annual 
Growth 
Rate** 
(%/yr) 

Growth 
Factor** 

Future 2021 
Background 
Pk Hr, Pk 
Dir Vol*** 
(trips/hr) 

Estero 
Parkway 

From US 41 to Three Oaks 
Parkway 

401  9.6%  1.733  695 

Estero 
Parkway 

From Three Oaks Pkwy to Ben 
Hill Griffin Parkway 

755  8.5%  1.631  1,232 

Three Oaks 
Parkway 

San Carlos Boulevard to 
Coastal Village Entrance 

993  7.4%  1.535  1,524 

Three Oaks 
Parkway 

Coastal Village Entrance to 
Project Entrance 

993  7.4%  1.535  1,524 

Three Oaks 
Parkway 

Project Entrance South to 
Estero Parkway 

993  7.4%  1.535  1,524 

Three Oaks 
Parkway 

Estero Parkway South to 
Corkscrew Road 

993  2.0%  1.126  1,118 

 

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)6. 
***2021 Projected Volume= 2015 100th 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)  

Roadway 
Link 

2021 
Background 
Pk Dir Vol(1) 
(trips/hr) 

Peak Hour, 
Peak 

Direction , 
Project Vol 
Added(2) 

2021 Total Pk 
Hr, Pk Dir 

Roadway Link 
Volume 

w/Project(3) 

2021 Total 
Pk Hr, Pk 
Dir LOS(4) 

Directional 
Service 

Volume of 
LOS C(4) 

Project Pk 
Hr, Pk Dir as 
% of LOS C 
Service Vol  

Significance 
Impact at 

10% of LOS C 
Yes/No 

Estero 
Parkway 

695  EB‐ 8  703  LOS – “B”  2,000  0.40%  No 

Estero 
Parkway 

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 
Parkway 

1,524  NB‐35  1,559  LOS – “B”  1,940  1.80%  No 

Three Oaks 
Parkway 

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 

Roadway Link 
Performance 

LOS  
Capacity(1)  

Peak Hour, 
Peak 

Direction , 
Project Vol 
Added(2) 

2021 Total Pk 
Hr, Pk Dir 

Roadway Link 
Volume – LOS 

(3) 

Project Pk 
Hr, Pk Dir as 

% of 
Performance 
Capacity 

Significance 
Impact at 5% of 
Performance 
Capacity 
Yes/No 

2021 Total 
Volume 
exceeds 

Performance 
Capacity? 
Yes/No 

Estero Parkway 
LOS – “E” 
2,000 

EB‐ 8 
703 – LOS – 

“B” 
0.40%  No  No 

Estero Parkway 
LOS – “E” 
2,000 

EB‐ 10 
1,242 – LOS – 

“B” 
0.50%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

NB‐7 
1,531 – LOS – 

“B” 
0.36%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

NB‐25 
1,549 – LOS – 

“B” 
1.29%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

NB‐35 
1,559 – LOS – 

“B” 
1.80%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

NB‐7 
1,125 – LOS – 

“B” 
0.36%  No  No 

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‐
Way Volume 

AM Peak Hour  PM Peak Hour 

Project – Size   ITE LUC    Enter  Exit  Total  Enter  Exit  Total 

Reef Phase III – 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 
Gas Station – 16 pumps 

LUC 945  1,562  41  40  81  54  54  108 

 

Fig. 3A – Reef Phase III – 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 

Roadway Link  Roadway Link Location 

PM Peak Hr Project Traffic 
Volume* 

NB/EB  SB/WB 

Estero Parkway  From US 41 to Three Oaks Parkway  EB – 48  WB – 32 

Estero Parkway 
From Three Oaks Pkwy to Ben Hill 

Griffin Parkway 
EB – 51  WB – 93 

Three Oaks 
Parkway 

San Carlos Boulevard to Coastal Village 
Entrance 

NB – 46  SB ‐ 78 

Three Oaks 
Parkway 

Coastal Village Entrance to Project 
Entrance  

NB – 85  SB ‐ 117 

Three Oaks 
Parkway 

Project Entrance South to Estero 
Parkway 

NB – 182  SB ‐ 116 

Three Oaks 
Parkway 

Estero Parkway South to Corkscrew 
Road 

NB – 41  SB ‐ 26 

 

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 

Roadway 
Link 

Performance 
LOS  

Capacity(1)  

Future 2021 
Background 
Pk Hr, Pk 
Dir Vol(2)  
(trips/hr) 

Peak Hour, 
Peak 

Direction , 
Project Vol 
Added(3) 

2021 Total Pk 
Hr, Pk Dir 

Roadway Link 
Volume – LOS 

Project Pk 
Hr, Pk Dir as 

% of 
Performance 
Capacity 

Significance 
Impact at 5% 

of 
Performance 
Capacity 
Yes/No 

2021 Total 
Volume 
exceeds 

Performance 
Capacity? 
Yes/No 

Estero 
Parkway 

LOS – “E” 
2,000 

695  EB‐ 48 
743 – LOS – 

“B” 
2.40%  No  No 

Estero 
Parkway 

LOS – “E” 
2,000 

1,232  EB‐ 51 
1,283 – LOS – 

“B” 
2.55%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

1,524  NB‐46 
1,570 – LOS – 

“B” 
2.37%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

1,524  NB‐85 
1,609 – LOS – 

“B” 
4.38%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

1,524  NB‐182 
1,706 – LOS – 

“B” 
9.38%  No  No 

Three Oaks 
Parkway 

LOS – “E” 
1,940 

1,118  NB‐41 
1,159 – LOS – 

“B” 
2.11%  No  No 

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  II/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 II  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  II  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  II/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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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	F:		Lee	County	2013	Link‐Specific	
Service	Volumes	(Excerpts)		

(2 Sheets) 
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Appendix	G:		Additional	Projects	–	ITE	Trip	Generation	
Calculations	

(5 Sheets) 
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