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Conclusions

Estero Oaks Lock-Up is a proposed self-storage land use that will be constructed on a
1.89 +/- acre site within the previously approved Estero Oaks MPD. which is located on
the northwest corner of Estero Parkway & Three Oaks Parkway, within Lee County. The
MPD was approved for 250,000 square feet of retail and 50.000 square feet of office
space, but was later amended to 130,000 square feet of retail/office and 280 multi-family
units.

Trip Generation Equivalency

At project build-out. the amended Estero Oaks MPD's total site generated external trips
were determined to be 8,345 daily trips. 264 AM trips and 748 PM trips (i.e.. 130.000
s.f. retail = 625 PM trips & 280 multi-family = 123 PM trips). Refer to page B2 in the
appendix for the Estero Oaks MPD trips.

This report concludes that the proposed 85.636 s.f. of self-storage will generate 214 daily
trips. 12 AM trips and 22 PM trips.

The proposed self storage will displace the potential for more intense retail land uses on
the subject site. The self storage has a PM peak hour average trip rate of 0.26 trips/ksf
and the MPD's approved 130.000 s.f. of retail has an average trip rate of 4.81 trips/ksf
(i.e., 625 trips/130 ksf=4.81) . Therefore, the trips generated by the 85.636 s.f. of self-
storage is equivalent to trips generated by 4.575 s.f. of retail. or for every 1,000 s.f. of
retail the equivalent is 18,550 s.f. of self storage.

Road Impact Mitigation Requirements

Based upon the findings and conclusions of this report. it was determined that Estero
Oaks Lock-Up will not have a significant or negative impact upon the surrounding road
network. It was verified that all roadways. within the project's area of impact, currently
have a surplus of capacity and can accommodate the traffic associated with the proposed
self-storage warehouse and the road network will continue to operate at acceptable levels
of service for project build-out conditions. Furthermore. the report concludes that the
project will not create any transportation deficiencies that need to be mitigated.

Site-Related Roadway Improvements

Turn Lanes - It was determined that right and left ingress turn lanes will not be warranted
at Estero Oaks Lock-up's access on Tuscany Parkway or Estero Oaks Drive. Turn lane
warrants were based upon the thresholds set forth by Lee County's Turn Lane Policy AC-
11-4.

Estero Oaks MPD's full access on Estero Parkway and its two (2) access points on Three
Oaks Parkway were previously designed, approved, and constructed pursuant to
DOS2003-00093, which was based upon the higher trip estimates associated with the
potential development of 300,000 square feet. Subsequent to constructing the three (3)
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mentioned access points, a second access to Estero Parkway (right-in/out) was
constructed based upon the amended MPD's land uses. Therefore, the existing access
points and turn lanes meet or exceed Lee County's minimum design standards and can
accommodate the trips generated by Estero Oaks Lock-up. It is concluded that no further
improvements to the MPD's four (4) access points are warranted.

Concurrency Review

Estero Parkway is classified as a four-lane divided arterial having a performance standard
of level of service LOS E. A maximum service capacity of 2.000 for the 100" highest
peak hour peak direction has been established for this road by the Lee County
Concurrency Management Policy. As determined. Estero Parkway (w. of Three Oaks
Pkwy) will have a project build-out traffic demand of 562 vphpd and a v/c ratio of 0.28,
and Estero Parkway (E. of Three Oaks Pkwy) will have a project build-out traffic demand
of 769 vphpd and a v/c ratio of 0.38.

Three Oaks Parkway is classified as a four-lane divided arterial having a performance
standard of level of service LOS E. A maximum service capacity of 1.940 for the 100"
highest peak hour peak direction has been established for this road by the Lee County
Concurrency Management Policy. As determined. Three Oaks Parkway (S. of Estero
Pkwy) will have a project build-out traffic demand of 1,055 vphpd and a v/c ratio of 0.54.
and Three Oaks Parkway (S. of Estero Pkwy) will have a project build-out traffic demand
of 1.057 vphpd and a v/c ratio of 0.55.

Therefore, this project will be in compliance with the Lee County Concurrency
Management Policy.

Purpose of Report

The following report has been prepared pursuant to the criteria set forth by the Traffic
Impact Statement Guidelines as set forth by the Lee County Government. This report
provides an in-depth evaluation of the potential transportation related impacts which may
occur as a result of developing a self-storage warehouse that is referred to as Estero Oaks
Lock-UP.

Scope of Project

Estero Oaks Lock-Up is a proposed self-storage warehouse that will be constructed on a
1.89 +/- acre site within Estero Oaks MPD. The MPD was approved for 250,000 square
feet of retail and 50,000 square feet of office space, but was later amended to 130,000
square feet of retail/office and 280 multi-family units.

The project site is located on the northeast corner of Tuscany Park Drive & Estero
Parkway, within Lee County (refer to Figure 1 - Location Map/Roadway Classification).
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The project is proposing one full access on Tuscany Park Drive and one full access on
Estero Oaks Drive. The project is expected to be constructed by the year 2018. For
additional details. refer to the site plan prepared by J.R. Evans & Associates.

Table A
Proposed Land Use
Land Use Size
Self Storage Warehouse 85.636 s.f.

Project Generated Traffic

Traffic that can be expected to be generated by the project was estimated based upon the
guidelines established by the Institute of Transportation Engineers, Trip Generation
Manual. 9" Edition. That is. historical traffic data collected at similar land uses was relied
upon in estimating the project’s traffic. In referencing the Trip Generation Manual, it was
concluded that Land Use Code “Mini-Warehousing (LUC 151) was the most appropriate
use for estimating the project traffic.

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

Table B
Project Generated Traffic
(Summation of Table 1)

Daily Trips AM Peak Hour PM Peak Hour
Proposed Land Use Generated Trips Generated Trips Generated
(ADT) (vph) (vph)
Self Storage Warehouse 214 12 22
(85.636 s.f.)

The report determined that Estero Lock Up will generate less than 100 net new trips
during the highest peak hour. As such, the Report investigated the traffic impacts
associated with the project based upon the criteria set forth by the Lee County Traffic
Impact Statement Guidelines for developments generating “Less Than 100 Trips™.
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Trip Generation Equivalency

At project build-out, the amended Estero Oaks MPD's total site generated external trips
were determined to be 8.345 daily trips. 264 AM trips and 748 PM trips (i.e., 130.000
s.f. retail = 625 PM trips & 280 multi-family = 123 PM trips). Refer to page B2 in the
appendix for the Estero Oaks MPD trips.

This report concludes that the proposed 85.636 s.f. of self-storage will generate 214 daily
trips, 12 AM trips and 22 PM trips.

The proposed self storage will displace the potential for more intense retail land uses on
the subject site. The self storage has a PM peak hour average trip rate of 0.26 trips/ksf
and the MPD's approved 130.000 s.f. of retail has an average trip rate of 4.81 trips/ksf
(i.e., 625 trips/130 ksf = 4.81) . Therefore, the trips generated by the 85.636 s.f. of self-
storage is equivalent to trips generated by 4,575 s.f. of retail, or for every 1.000 s.f. of
retail the equivalent is 18,550 s.f. of self storage.

Existing + Committed Roadway Conditions
Figure 1 depicts the project's surrounding roadway conditions.

Estero Parkway is classified as a four-lane divided arterial having a performance standard
of level of service LOS E. A maximum service capacity of 2.000 for the 100" highest
peak hour peak direction has been established for this road by the Lee County
Concurrency Management Policy.

Three Oaks Parkway is classified as a four-lane divided arterial having a performance
standard of level of service LOS E. A maximum service capacity of 1,940 for the 100"
highest peak hour peak direction has been established for this road by the Lee County
Concurrency Management Policy.

The project will have direct full access to Tuscany Parkway and Estero Oaks Drive. Both
streets are two-lane local roads.

Project Generated Traffic Distribution

The project’s traffic was distributed to the surrounding roadway network based upon
logical means of ingress/egress. current and future traffic patterns in the area.
demographics, and competing businesses. Figure 2A and Table 2A provide a detail of the
traffic distributions based on a percentage basis and by volume. Figure 2B details the
expected turning movement volumes that will occur at the site's access on Tuscany Park
Drive and Estero Oaks Drive.
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Area of Significant Impact

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

Project Build-Out Conditions

In order to establish project build-out traffic conditions. the project traffic was added to
the background traffic volumes that were established by the Lee County Concurrency
Report for the road links under review. Table 2B provides a detail of the background
traffic conditions and the background plus project traffic conditions. Traffic volumes are
based upon the 100th highest hour peak direction demand for Three Oaks Parkway and
Estero Parkway, as well as the roads' level of service. As determined. Three Oaks
Parkway and Estero Parkway will continue to operate at acceptable levels of service at
project build-out conditions.

Site Access Evaluation

The following turn lane warrant analysis was performed for the project’s access on
Tuscany Park Drive and Estero Oaks Drive pursuant to the guidelines set forth by the Lee
County Turn Lane Policy. Figure 2B reflects the anticipated turning movement volumes
at the site's access on Tuscany Park Drive and Estero Oaks Drive.

Site Access @ Tuscany Park Drive and Estero Oaks Drive
Left Decel/Turn Lane Warrants - Local Road

Yes No

WC:1. Posted speed warrant is 30 MPH or greater X
ViC2 Left turn volume is equal to or greater than 60 vph

(Left turn volume is less than 60 vph) X
NG, Available Sight Distance

(There are no sight distance constraints) X
IV.C.5. Traffic Signal Devices

(There are no traffic signal devices) X

Two or more left turn lane warrants satisfied: NO
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Site Access (@ Tuscany Park Drive and Estero Oaks Drive
Right Decel/Turn Lane Warrants - Local Road

Yes No

V.C.1. Posted speed warrant is 30 MPH or greater X
V€2 Right turn volume is equal to or greater than 60 vph

(Right turn volume is less than 60 vph) X
Vi3, Available Sight Distance

(There are no sight distance constraints) X
Vi€3. Traffic Signal Devices

(There are no traffic signal devices) X

Two or more right turn lane warrants satisfied: NO

Concurrency Review

Estero Parkway is classified as a four-lane divided arterial having a performance standard
of level of service LOS E. A maximum service capacity of 2,000 for the 100" highest
peak hour peak direction has been established for this road by the Lee County
Concurrency Management Policy. As determined, Estero Parkway (w. of Three Oaks
Pkwy) will have a project build-out traffic demand of 562 vphpd and a v/c ratio of 0.28,
and Estero Parkway (E. of Three Oaks Pkwy) will have a project build-out traffic demand
of 769 vphpd and a v/c ratio of 0.38.

Three Oaks Parkway is classified as a four-lane divided arterial having a performance
standard of level of service LOS E. A maximum service capacity of 1,940 for the 100"
highest peak hour peak direction has been established for this road by the Lee County
Concurrency Management Policy. As determined, Three Oaks Parkway (S. of Estero
Pkwy) will have a project build-out traffic demand of 1,055 vphpd and a v/c ratio of 0.54,
and Three Oaks Parkway (S. of Estero Pkwy) will have a project build-out traffic demand
of 1.057 vphpd and a v/c ratio of 0.55.

Therefore. this project will be in compliance with the Lee County Concurrency
Management Policy.
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TABLE 1
TRIP GENERATION COMPUTATIONS
Estero Oaks Lock-Up

Land Use
Code Land Use Description Build Schedule
151 Mini-Warehouse 85,636 s.f.
Land Use Trip Generation Equation
Code  Trip Period (Based upon S.F.) Total Trips  Trips Enter/Exit
LUC151  Daily Traffic (ADT) = T=2.50(X) = 214 ADT
AM Peak Hour (vph) = T=0.14(X) = 12 vph 7/5
55% Enter/ 45% Exit =
PM Peak Hour (vph) = T=0.26(X) = 22 vph 11 /11
50% Enter/ 50% Exit =

A%
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TRANSPORTATION
CONSULTANTS, INC.

User’s Guide and Handbook, 9™ Edition, an internal capture rate of 12.4% was calculated
for this development. The summary sheet utilized to calculate this internal capture rate is
included in the Appendix of this report for reference. Table 4 indicates the number of

external trips projected to be generated by the proposed development.

Table 4
External Trip Generation
Estero Oaks MPD
. | Weekday AM Peak Hour |Weekday PM Peak Hour | Daily
i Land Use “"In | Out | Total | In | Out | Total | 2-wa
Total Trips 133 168 301 437 417 854 9,629

Less 12.4% Internal Capture -16 -21 -37 -52 -106
Total Trips 8,435

(Utilizing the Public Roadway Network)

The trips shown for the retail uses in Table 2 will not all be new trips to the adjacent
roadway system. ITE estimates that retail uses such as shopping centers may attract a
significant amount of its traffic from vehicles already traveling the adjoining roadway
system. This traffic, called “pass-by” traffic, reduces the development’s overall impact
on the surrounding roadway system but does not decrease the actual driveway volumes.
The ITE Trip Generation User’s Guide and Handbook, 9™ Edition, suggests that the
relationship between the percent pass-by and the size of the development for the

Shopping Center land use (LUC 820) is:

Ln (T)=-0.29 Ln (X) + 5.00
T = Percent pass-by traffic
X =1,000’s of square feet GLA of the retail portion of the development

Therefore, the percent pass-by for this development was calculated as follows:

Ln (T) =-0.29 Ln (130.00) + 5.00
T=36.2%

Page 7
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