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I. EXECUTIVE SUMMARY

The Burnt Store Area Plan is the result of a cooperative effort to plan future improvements to transportation, utilities, environmental linkages, water management and land use
along the Burnt Store corridor and throughout the surrounding area. The area studied includes land bordered on the south by the Charlotte/Lee County line, on the east by US
41 and on the north by Tuckers Grade.

The planning process included six months of meetings with elected officials, county staff members, governmental agency representatives, environmental leaders, the South

Charlotte County Coalition, directors of homeowners associations and interested citizens. Two public meetings were held and attended by a total of more than 400 Charlotte
County residents. This Area Plan reflects the input received from all interested stakeholders.

TRANSPORTATION
The top priority expressed by the majority of stakeholders was improvements to Burnt Store Road and east/west connector roads. Residents and community leaders voiced
concerns about safety, and they strongly encouraged the county to four-lane Burnt Store Road as soon as possible for improved safety, hurricane evacuation, economic

development and quality of life.

The county is planning to complete the following improvements within the next year: safety improvements to Burnt Store Road, the paving of Zemel Road and the installation
of a traffic signal at Tuckers Grade. According to the county’s current plans, the four-laning of Burnt Store Road is not planned until 2015.

The transportation improvements proposed in this Area Plan will fast-track the four-laning of Burnt Store Road by five years and create a new east/west access road extending

Tuckers Grade to Burnt Store Road. By 2020, the Plan also recommends building a parallel north/south road east of Burnt Store Road. The Plan also includes updates to Charlotte
County’s comprehensive plan to show planned traffic improvements and a financial feasibility plan for those improvements.

INFRASTRUCTURE
The general consensus among residents is that the infrastructure throughout the Burnt Store corridor has been overlooked by the county in the past. Residents expressed concern
about the lack of EMS service in the area, the absence of commercial areas within the corridor and the need for a vision/identity for the area, including an enhanced entry, and

consistent landscaping and architectural guidelines.

The Area Plan proposes the siting of commercial nodes within the corridor to eliminate the need for residents to travel long distances to Punta Gorda or Cape Coral to access
general commercial services.

In terms of utilities, the county has planned improvements for the area; however, the Plan will ensure that utilities are master-planned for greater efficiencies. The Plan also
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includes updates to Charlotte County’s comprehensive plan to show planned utility improvements and a financial feasibility plan for those improvements.

WATER MANAGEMENT

Residents also expressed concern about flooding problems and the current drainage system. The general consensus was that new development should restore natural systems and
alleviate flooding problems.

The Area Plan identified the lack of existing data on the stormwater systems throughout the corridor. The Plan recommends a complete inventory of existing facilities and

the creation of a maintenance program. This watershed study will recommend specific improvements, identify potential storage sites and develop a system to treat run-off to
Outstanding Florida Waters standards.

ENVIRONMENTAL

A significant portion of the Study Area is under public ownership. The Area Plan recommends that these areas be linked by a wildlife corridor — Clark’s Canal — designed for
specific wildlife species. In addition, green spaces are recommended to offer opportunities for enhanced public enjoyment of the corridor.

LAND USE

This study proposes amendments to the Charlotte County Comprehensive Plan. Several new policies are added to the Future Land Use Element and changes are proposed to
the county’s Future Land Use Map that would provide form and structure to future development as well as ensure that services become available for the existing development
as well as future development.

FiscaL IMPACT

An analysis of Charlotte County revenues and proposed expenditures as a result of planned development in the corridor was completed. The fiscal impact study illustrates that
future proposed development within the corridor will result in a positive net fiscal benefit for Charlotte County of $348 million over a 30-year period, with a positive net fiscal
benefit of $120 million for the county’s school system during the same time frame.

CONCLUSION

The Study Area is surrounded on all sides by existing or permitted development. Development interest in the corridor has been increasing, placing additional pressure on a limited
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infrastructure network. The county has three options: (1) Do nothing and allow the existing platted subdivisions along Burnt Store Road, both in Cape Coral and Charlotte
County, to place additional burdens on the existing road and infrastructure network: (2) Allow the area to continue to be developed with a piecemeal approach as individual
land owners submit isolated development plans; (3) Create an overall plan of development for the Study Area that enables the county to complete the four-laning of Burnt Store
Road five years earlier than currently planned, creates enhanced water management systems, establishes regional wildlife corridors, provides a community vision with quality
commercial and residential development and provides a net positive fiscal impact to the county.

The members of the Bumnt Store Improvement Initiative would like to express their appreciation to all of the county staff members, government officials, environmental
stakeholders, community leaders and citizens who contributed to this Area Plan.
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I1. CHRONOLOGY

June 9, 2004
August 2, 2004
August 23, 2004
September 2, 2004
September 20, 2005
September 22, 2004
September 23, 2004
October 5, 2004
October 23, 2004
October 26, 2004
November 1, 2004
November 16, 2004
November 22, 2004
January 7, 2005
January 11, 2005
January 25, 2005
February 4, 2005
February 25, 2005
March 16, 2005
March 18, 2005
April 7, 2005

April 15, 2005
April 22, 2005
May 4, 2005

May 10, 2005
August 12. 2005
October 10, 2005
November 1, 2005

Initial Meeting of the Burnt Store Improvement Initiative to Brainstorm Joint-Planning
Initial Commissioner/Staff Meetings to Explore Joint-Planning

BSII/Staff Kick-Off Meeting

Meeting with Burnt Store Lakes HOA

Meeting with Pirate Harbor HOA

Meeting with Tropical Gulf Acres HOA

Meeting with South Charlotte Coalition

Meeting with Burnt Store Marina HOA

Meeting with Burnt Store Colony HOA

First public workshop

Initial draft of report sections submitted

Meeting with HOA presidents to review initial findings

Second public workshop

Update meeting with HOA presidents

Initial copy of report submitted

BSII Web site for Report on-line

First Addendum to Report Submitted

Meeting with South Charlotte Coalition leadership

Update meeting with HOA presidents - Second Addendum Submitted

Joint Punta Gorda/Charlotte Commission meeting held - Planning & Zoning Board meeting
Revised copy of report submitted

County Commission hearing postponed -- lack of quorum

Meeting with South Charlotte Coalition leadership

Addendum to Report Submitted

County Commission Transmittal Hearing

The Department of Community Affairs issues objections, recommendations, comments report
Planning and Zoning Board Hearing

Final Plan Submittal
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miles of roadway and platting homesites in Cape Coral to the south, a subdivision created by dredging 400
miles of saltwater and freshwater canals over more than 100 square miles.

Pinched in between, along the two-lane Burnt Store Road, was more development that reshaped
environmentally sensitive lands. Burnt Store Marina, with luxury resort accommodations and amenities,
was unfolding, seeding the community’s residential development and condominium construction. Burnt
Store Isles, Burnt Store Lakes, Burnt Store Village and other communities were introduced, adding to the
intensifying pressure on infrastructure, public services and already dwindling water supplies.

Driven by the continued growth, Burnt Store Road began its accelerated evolution into a significant north-
south route that emerges on US 41. Burnt Store Road is becoming a significant transportation corridor — a
gateway to Charlotte County — that provides additional hurricane evacuation links, serves businesses and
residential communities, and now has the opportunity to better serve this function while preserving the
integrity of the environment.

Over the last year, the Burnt Store Corridor started receiving significant development pressure on the large
undeveloped properties north of the Charlotte/Lee County line. In an effort to allow a more comprehensive
and coordinated approach to development along Burnt Store Road and throughout Charlotte County, the
Board of County Commissioners directed county staff to undertake a planning effort to address cumulative
impacts and needs of the area. To expedite the study, a group of large property owners in the area formed a
partnership — The Burnt Store Improvement Initiative — to create an Area Plan for the Burnt Store Corridor.
The partnership’s mission is to address comprehensive issues of concern to the Burnt Store Corridor as
well as the surrounding area, roughly bounded by the Charlotte/Lee County line to the south, US 41 to the
east and Tuckers Grade to the north. Charlotte County then formed a public/private partnership with the
Burnt Store Improvement Initiative to oversee the Area Plan.

The cooperative effort is designed to undertake a comprehensive approach to planning future improvements
to transportation, utilities and the natural environment along the corridor and throughout the surrounding
area. The Burnt Store Road Area Plan presents an opportunity to meet the needs of today while preparing
for tomorrow, and do it in a way that protects the area’s natural assets.
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The “do nothing” approach suggests that Charlotte County does not want to create a new sending area to
transfer units from existing development. This option, in essence, is a relinquishing of our ability to plan
for growth. It does not lead to a halt to growth, but simply acquiescence to unplanned growth.

Drawing from the understanding that the “do nothing” option — the build out scenario of the current
comprehensive plan — does not represent the stated interests of Charlotte County or the Burnt Store
residents, it is necessary to explore options that do represent the stated intent of the community. From the
public outreach meetings, we heard the following main themes and desires:

1. Four-lane Burnt Store Road;

2. Provide a connected system of roadway corridors;

3. Enhance water management systems to control flooding;

4. Preserve and create wildlife corridors;

5. Provide for commercial areas closer to where people live; and

6. Increase property values while incentivizing the reduction or relocation of vested units in substandard
platted areas.

OPTION #2 — INDIVIDUAL PRIVATELY INITIATED PLANS OF
DEVELOPMENT

This option may address certain issues, primarily issues 1 and 3, depending on negotiations with Charlotte
County through the development process, but this option does not allow the county to explore and address
the larger issues presented in points 2, 4, 5 and 6. The negative impacts of piecemeal development and the
inability for Charlotte County to examine the cumulative impacts of development through the entire area
will still be an issue.

Option #2 is the current mode of operation in Charlotte County with respect to the Burnt Store Corridor.
As recently as the county’s last cycle of amendments to the comprehensive plan, an amendment was
transmitted along Burnt Store Road to permit a new residential community. Continuing to permit
new development without a comprehensive approach to developing the infrastructure to service that
development will have consequences, such as reduced opportunities to address open space and wildlife
crossings, loss of opportunity to coordinate access points on Burnt Store Road, and a reduced ability to
balance density with the need for open space, commercial opportunities and reduction of housing in the
high hazard area.
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based on financing road improvements using 30-year bonds and impact fees.

In the most expensive scenario, the development assumed in this report would easily generate enough
revenues to pay off the bonds and leave the county with a total positive net present value income of over
$100 million. It is important to note that Scenarios 1A and 2A and the transportation revenue analysis
assume that the projected development pays for the expedited (2010) four-laning of Burnt Store Road
without other countywide revenues being factored in. Understanding that the county currently has the
four-laning projected as financially feasible based on other county revenues, this money can potentially
either be saved and then used for other county projects, or used to further expedite the widening of Burnt
Store Road by 2008.

In discussions with various departments, funding for new capital facilities, whether they be roads, parks,
or other infrastructure has been discussed. As is apparent through the fiscal impact study that has been
conducted, over the next 20 years, the BSII properties will generate over $300 million dollars in ad
valorum revenues to Charlotte County, over and above the cost of services provided. These revenues will
be far in excess of monies needed for capital facilities. There is clearly a very large net positive impact on
the county’s budget that proposed development will provide.

In order to establish up-front funding sources, bonds could be issued. The financial feasibility plan showed
how bond issues can expedite the widening of Burnt Store Road, pay for additional road infrastructure
and still leave Charlotte County with significant excess revenue over and above the cost of services.
More importantly, the financial feasibility plan shows how the taxpayers of Charlotte County will not be
burdened by the provision of infrastructure in this area. Future development will pay for the infrastructure.
It is our understanding that bonding ad valorum revenues, even from the new development expected in the

Burnt Store Area, is going to be a policy decision and a new direction for Charlotte County.

Public Works staff has indicated that if Charlotte County does not wish to use this mechanism to fund
the widening of Burnt Store Road, impact fees and gas tax revenues will not be sufficient to pay for the
existing and projected road improvements, and assistance is needed from BSII properties to expedite the
widening of Burnt Store Road. We would strongly encourage Charlotte County to explore an equitable
means of funding infrastructure improvements. Without a means of funding capital facilities that is spread
equally over all new construction, the amount that Charlotte County may be able to exact from any
individual developer or group of developers will be insignificant in comparison to the need that will be
generated by population growth in existing permitted development. It will be impossible for a small group
of developers to shoulder the responsibility of making up for an existing deficit and future needs while
new development on the area’s perimeter and in the City of Punta Gorda continues to be assessed at rates
which do not cover their impacts to infrastructure. While the BSII properties can help alleviate some of
the existing and proposed infrastructure needs in the Burnt Store Area, it is not a problem that is solvable
without Charlotte County establishing a funding mechanism that assesses new construction for the actual
1mpact.

In the absence of Charlotte County reevaluating its current impact fee schedule or adopting an
alternate funding source to require new development to pay for their actual impacts, policy language
has been added to create a bondable MSTU revenue source for the provision of road infrastructure.
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numbers will not be new projected student populations for the school district, but rather a potential
relocation in the geography of facility location. With Charlotte County’s Transfer of Development Units
ordinance in effect, and the proposed text amendment to the comprehensive plan, any development will
simply transfer the expected student population from one area to another.

Assuming the level of new development (Tern Bay and Greg Eagle have existing approvals) of 5,100
units, the potential impact for schools shifting to this area is 1,020 students. According to the Charlotte
County School Board, an elementary school contains between 720 and 904 students, a middle school
between 1,100 and 1,200 students and a high school between 1,800 to 2,100 students. The Charlotte
County school board currently owns approximately 40 acres at the northeast end of the Study Area,
which would be of more than adequate size for both a middle and elementary school. The impacts of
future development would equate to the cost of a middle school, projected by Charlotte County at $25
to $30 million, comfortably less then the amount of revenues that are projected to be generated by new
development.

PARKS AND RECREATION NEEDS ANALYSIS

Level of service for park facilities is generally calculated based on population and typical rule of thumb
planning needs for residential areas. As with the level of service analysis for schools, this study derives
assumptions of demographics in Charlotte County from Census 2000 data to establish a projected
population, and examines the need for additional facilities based on existing facilities and projected
demand generated by additional development. By the request of the Department of Parks and Recreation,
we have also conducted a separate analysis to determine the projected build out need of the area.

According to the Census 2000 information, this analysis assumes there will be an average of 2.05 people
per dwelling unit. This number is derived through dividing the total population for Charlotte County
by the total number of units. To get a peak season generation rate, we subtracted from the total unit
figure the number of “seasonal, recreational, occasional use” units. This is necessary to establish a like
ratio between population and units (population does not account for seasonal population). This is a very
conservative approach as seasonal and occasional use units will generally generate a significantly smaller
population than year around residents.

Although the Census data shows that the average household size and average family size will be higher
(2.18 and 2.56 respectively) it is important to note, as the census data indicates, that the occupancy rate
of dwelling units will be significantly lower than 100 percent, which is very typical. Therefore, the ratio
of dwelling units to total population is the more accurate indication of the projected population generated
by a dwelling unit.

For the level of service analysis in this report, the assumed number of additional units is 5,100. As
indicated under the School impact analysis, this figure is derived from the table on page 15 of the report
and subtracting Tern Bay and Greg Eagle, two properties that have existing development approvals
and are not impacted by this area plan. The proposed additional developments will therefore generate
approximately 10,251 new residents that will need access to park facilities.

According to the Department of Parks and Recreation, existing and future demand for passive recreational
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activities will be met through the existing environmental lands under county and state ownership, including
the Charlotte Harbor Environmental Center (CHEC) located at the northern section of the Study Area
west of Burnt Store Road. Similarly, the new demand generated for facilities such as pools, tennis courts
and club facilities are likely to be provided on-site within private or semi private developments. However,
there is now and will likely need to be additional facilities for active recreation including soccer fields,
baseball fields and similar activities that are common in public parks, but not typically found within
planned communities.

According to the Charlotte County Comprehensive Plan, Table 5.10, South Charlotte County is projected
to have an existing surplus of 13 acres of active park facilities by the year 2005, using the county’s level
of service standard of 3.0 acres per 1,000 people. Therefore, when potential future needs are examined,
it is safe to base future need on impact of the additional 5,100 units likely to develop. Using the county’s
LOS standard, the potential need for an additional 30.75 acres of land will be generated by development.
Co-locating these facilities with the future schools will be preferable if possible to save land and cost for
both the Charlotte County School Board and Charlotte County.

For planning purposes, we can also estimate the total build out of the planning area to establish recreational
needs for this area. There are approximately 3,906 acres in the Study Area that are currently approved for
residential development. If it is assumed that on average these lands will develop at a gross density of 3
dwelling units per acre, the current form of development, a build out unit amount for existing permitted
development is estimated at approximately 11,718 units. Using the population generation rate of 2.05
people per unit, this will equate to a total of 23,436. This number includes both Tern Bay and the Greg
Eagle property. With the addition of the BSII properties, the total population would be estimated at 33,687
people, creating a need for approx. 90 acres of active recreational park area.

It is very important to note that this build out population figure is a theoretical estimate only. There are
many factors that will influence the actual build out either positively or negatively such as demographic
changes, market forces, public acquisition, etc.

To offset some of the passive and active recreational, and cultural needs of future residents, the Department
of Parks, Recreation and cultural Resources has suggested policies to the Overlay which would provide
for certain types of recreational activities. These policies encourage the provision of neighborhood parks,
private or public, within residential areas, the construction of bike lanes on new major roadway corridors,
more emphasis on public passive recreational use of the greenway corridors and the establishment
of an area wide trail system that links up with the conservation lands within the Study Area, and the
establishment of a library check-in-check-out area. A requirement to conduct a study for archeological
sites has also been added, as archeological sites have been found in the area.

FUTURE LAND USE MAP AND POLICIES

After establishing the commercial nodes and the roadway network, an overlay was created for this area
with future land use categories and policies to be adopted into the Charlotte County Comprehensive
Plan. The intent of creating the overlay is to provide a more detailed analysis of the sub areas within the
planning area, while not assigning specific planning entitlements to individual parcels. The following
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text policies correspond to the Burnt Store Area as defined by the legal description in Appendix G, and
which should be adopted into the comprehensive plan. Generally six sub-areas were identified: existing
permitted development; preservation lands owned by a public entity: public facility lands; areas that are
presently ready for development; future commercial/mixed use nodes; and areas that may in the future
be ready for development but could not develop today due to site constraints. The Future Land Use Map
therefore shows the county’s existing Future Land Use Map with the commercial/mixed use nodes, areas
for new development and conceptual public road alignments.

It is necessary to create a new land use category to allow for flexibility in the exact boundaries of the
commercial nodes. Unlike regularly privately initiated plan amendments, the exact boundaries of the
commercial areas are not presently known, but rather general areas have been identified. Therefore, it is
necessary to create a flexible mixed-use land use category and provide for the framework that will require
the commercial uses in very specific locations, without specifying their exact configuration or parcel
boundaries on the map.

The density for residential uses was determined through evaluating the existing residential uses along
the corridor and compatibility with those uses, and through creating realistic projections for individual
properties. This information was compiled to establish a need for the range allowed in the current
Residential-Low Density land use category of the Comprehensive Plan. However, it is not the intent of
this amendment to allow an increase in density by right, especially one that would require the transfer of
density units for property owners that may not ever want to increase their density. Therefore, the density
is written as a range — one unit per 10 acres by right (the current entitlement), up to five units per acre if
rezoned through a planned development process.

There are two primary mechanisms used to promote the sound planning of large contiguous areas of
land and move away from piecemeal development, ideas that were expressed throughout this process.
First, Policy 2.5.10 requires a property to exceed 20 acres in area to be eligible as a receiving area for
the transfer of development units at a greater density than one dwelling unit per acre. This will limit the
ability of small properties to individually rezone with significant unit counts, resulting in individual access
points along roadways, individual water management systems, fewer contiguous preserve areas and a
decreased ability for the county to evaluate cumulative impacts. The second provision is the requirement
for both residential and commercial development to be rezoned through a planned development process.
This gives the county the ability to conduct a more detailed review of the proposed project, and provides
the developer an opportunity to be more creative in the design. The following is the proposed Village
Residential land use category text:

BURNT STORE AREA PLAN

LAND USE RECOMMENDATION

42



IX. APPENDICES

A. TRAFFIC ASSESSMENT

INTRODUCTION

The Burnt Store Improvement Initiative, which is a coalition of six Charlotte County property owners representing over 2,000 acres along Burnt Store Road, is developing
a comprehensive corridor study to identify needed improvements to public infrastructure along the corridor. This study is being done in close coordination with Charlotte
County.

This is the transportation element of that comprehensive corridor study. Currently scheduled and planned improvements have been identified. Traffic conditions with the
proposed development have been projected through 2020. The road improvements needed to accommodate general growth in the area and the development of the seven
properties have been identified, and a staging plan (in five-year increments) has been developed for those needed improvements.

It should be noted that the BSII originally included a seventh property owner (Greg Eagle) who has since withdrawn from participation in the BSII. Yet, this study was done
with his property included among the BSII properties. This impact assessment, therefore, reflects the development of the remaining six BSII properties plus the Eagle property.

COORDINATION WITH CHARLOTTE COUNTY STAFF AND OTHERS

This traffic assessment has benefited from close coordination with Charlotte County officials and staff. DPA has also coordinated with the consultants working on the on-going
Burnt Store Road-Veteran’s Parkway-Colonial Boulevard Bi-County Corridor Study. Valuable input has also been received from the general public through several small group
meetings with community leaders and during two large, well-attended public meetings.

DPA participated in a number of coordination meetings with the Charlotte County staff and representatives of the Charlotte County Metropolitan Planning Organization (MPO).
First, traffic issues were discussed during the August 23, 2004, meeting with the Charlotte County Administrator and his staff. Then, more detailed discussions of transportation
issues were held during meetings with Charlotte County transportation staff and MPO staff on September 23, 2004, November 19, 2004, March 15, 2005, July 18, 2005, July 28,
2005, and September 9, 2005. Finally, DPA discussed scheduled road and intersection improvements in the study area with individual members of the Charlotte County Public
Works staff.

DPA also coordinated with Post Buckley Shuh & Jernigan (PBS&J), the consultants for the on-going Burnt Store Road-Veteran’s Parkway-Colonial Boulevard Bi-County Corridor
Study. DPA met with PBS&J during the morning on October 29, 2004, to obtain information about this study. PBS&J subsequently provided DPA with the socioeconomic data
projections used for the Bi-County Corridor Study. DPA then attended a presentation by PBS&J to Charlotte County and Lee County representatives during the afternoon on
October 7, 2004.

Finally, DPA and other members of the team attended several small group meetings with community leaders. The general public also provided comments and suggestions

regarding transportation in the Burnt Store Road area during two large, well-attended public meetings on October 26, 2004, and November 22, 2004. During these meetings,
many persons stressed the need for immediate improvements to Burnt Store Road.
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DRAFT REPORT FOR REVIEW AND COMMENT

DPA prepared a draft report dated October 28, 2004, which reflected the comments received prior to that date. The draft report was delivered to the County and MPO staffs for
review and comment via e-mail on November 1, 2004. The first draft report was then presented to the County and MPO staffs in person during a meeting held on November 19,
2004. The conclusions of the Traffic Assessment were also presented to the public during the large public meeting on November 22, 2004.

In response to comments received from a variety of sources, a second draft report of the Traffic Assessment was prepared and dated January 4, 2005. This second draft was
submitted for review and comment as part of the Burnt Store Area Plan.

The Charlotte County transportation staff reviewed the Burnt Store Area Plan and provided comments to Martina Kuche in an e-mail dated March 4, 2005, from Mr. Tom O’Kane,
Director of the Department of Public Works. Subsequently, Mr. Dan DeLisi of the Bonita Bay Group and Mr. Ronald Talone of David Plummer & Associates (DPA) met with
Mr. Brian Barnes and Mr. Wes Millard of the Public Works Division on March 15, 2005, to review and discuss the staff comments regarding the Traffic Assessment.

In response to the staff comments, DPA prepared a report titled Response to Charlotte County Transportation Staff Comments Regarding the Burnt Store Area Plan. This report,
which was e-mailed to Martina Kuche on March 29, 2005, addressed each of the staff’s comments and included updates to Exhibits 9-18 in the Traffic Assessment. A new version
of the Traffic Assessment (dated March 30, 2005) that incorporated all of the changes described in detail in the Response to Charlotte County Transportation Staff Comments
Regarding the Burnt Store Area Plan was prepared and submitted as part of the Burnt Store Area Plan dated Revised April 2005.

After further meetings with the County staff, a few additional changes were made to the Traffic Assessment. First, DPA’s cost estimates were updated to reflect more recent
FDOT average cost per mile estimates and higher right-of-way acquisition costs. Second, the northernmost section of the new North-South Road was removed from the plan
due to concerns regarding neighborhood impacts. The 2020 travel model assignment was re-run without this section of the North-South Road to confirm that no level of service
problems resulted from its removal (Exhibit 8-Updated). These changes have been incorporated in this latest version of the Traffic Assessment dated Revised September 23,
2005.

EXISTING ROADWAY NETWORK

The transportation network in the area is limited to Burnt Store Road and a couple of east-west roads connecting Burnt Store Road with US 41. The existing road network in
the study area is shown in Exhibit 1.

Burnt Store Road is a two-lane, north-south road that functions as minor arterial road and connects Pine Island Road (SR 78) in Cape Coral with US 41 in Punta Gorda. Burnt
Store Road in Charlotte County is currently a narrow road with 10 foot travel lanes and no shoulders. During the public workshop on October 26, 2004, several residents stressed

the need to upgrade Burnt Store Road, primarily due to safety concerns.

US 41 is a major four-lane, divided arterial connecting Punta Gorda and Port Charlotte to the northwest with Ft. Myers and Cape Coral to the southeast. Most businesses in the
area are located along US 41.

Motorists traveling to and from the north on Burnt Store Road can use Jones Loop Road to reach I-75. Jones Loop Road is a four-lane, divided road between US 41 and I-75,
except for a short two-lane section where it crosses the railroad tracks immediately north and east of US 41.
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Motorists traveling to the east can use Notre Dame Boulevard and Tuckers Grade to get to US 41 and I-75. Notre Dame Boulevard is an existing two-lane road that connects
Burnt Store Road to US 41 just north of Tuckers Grade Road. Tuckers Grade Road is a four-lane, divided road connecting US 41 to I-75. However, this route is inefficient for
a number of reasons.

First, Notre Dame Boulevard passes through an existing residential neighborhood. Heavy through volumes should be discouraged, not encouraged by improvements to this
road.

Second, Notre Dame Boulevard was not designed to carry heavy thru volumes. There is no access control and, as a result, the road is lined by several dozen lots that have direct
driveway access to the road. Heavy thru volumes are undesirable because thru traffic would conflict with cars turning into and backing out of driveways along the road.

Third, the US 41 intersections for Notre Dame Boulevard (west of US 41) and Tuckers Grade (east of US 41) are offset by a few hundred feet. It would be necessary to realign
these two roads at a single intersection to improve traffic operations between the two.

There is another east-west road much further south. Zemel Road, which is located about two miles north of the Charlotte/Lee County line, is an unpaved road connecting Burnt
Store Road with US 41. A landfill has access to Zemel Road about one mile west of US 41.

In Lee County, the major east-west road is Pine Island Road (SR 78), which is a two- to four-lane arterial connecting Pine Island and Cape Coral with US 41 and I-75 to the east.
There are several other north-south and east-west roads in Cape Coral.

SCHEDULED ROAD IMPROVEMENTS

DPA reviewed the Capital Improvement Programs (CIPs) of Charlotte County and Lee County and the FDOT Adopted Work Program to identify road and intersection improvements
scheduled for construction in the next five years. DPA also discussed scheduled improvements with the Charlotte County Public Works staff.

As shown in Exhibit 2, there are a number of scheduled road and intersection improvements that will benefit residents of the study area in the near future.

e  Charlotte County has recently spent approximately $1.5 million to construct 4-foot paved shoulders on Burnt Store Road from US 41 to the Charlotte/Lee County line.
The paved shoulders are intended to enhance the safety on Burnt Store Road until the four-laning of Burnt Store Road is completed.

e  The county intends to pave two-lane Zemel Road in the Summer of 2005. The easternmost section of Zemel Road has already been paved and widened to provide an
additional westbound left-turn lane into the landfill just west of US 41. The remaining sections of Zemel Road will be paved in the Summer of 2005.

e  The county also intends to install a traffic signal at the US 41/Tuckers Grade intersection in the Summer of 2006. The county has most of the materials on hand and is
waiting for approved design plans from FDOT. The completion of the design plans have been delayed somewhat due to the need to reconstruct several other signals
further north following Hurricane Charley.

e  The county also intends to repave and widen the two-lane section of Jones Loop Road across the railroad tracks just north and east of US 41 in the Summer of 2005.

e  Lee County has scheduled design (FY 05) and right-of-way acquisition (FY 08-09) for the four-laning of Burnt Store Road from Pine Island Road (SR 78) to Van Buren
Parkway, but has not yet scheduled construction of the four-laning.
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Finally, Charlotte County officials have approved an agreement with representatives of the Tern Bay development (formerly known as the Caliente Springs DRI) regarding the
traffic mitigation for that development. The agreement requires Tern Bay to provide 60 feet of right-of-way on the west side of Burnt Store Road for 1.77 miles along the frontage
of Tern Bay and to construct two lanes within that right-of-way to form a four-lane cross-section. The construction of this improvement should begin by the end of 2005.

PLANNED ROAD IMPROVEMENTS

The Charlotte County MPO’s website provides a link to the current Charlotte County-Punta Gorda 2025 Long Range Transportation Plan Update, which was adopted on May 13,
2002, and amended on August 18, 2003. The four-laning of Burnt Store Road is included on Map 2.37, 2025 Cost Feasible Projects, and Map 2.04, 2015 Cost Feasible Projects.
It is understood that a study is now underway to update the MPO travel simulation model and the long-range transportation plan for the County. However, until the new plan is
adopted, the current plan remains in effect.

Exhibit 3 shows planned road improvements that are included in the Charlotte County 2015 and 2025 Cost-Feasible Plans and in the Lee County 2010 and 2020 Financially-
Feasible Plans.

Exhibit 4 shows additional improvements that are included in the Charlotte and Lee County Needs Assessments. The Cost-Feasible and Financially-Feasible Plans include those

improvements that are both needed and affordable, given revenues projections. The Needs Assessments include those improvements that are needed, whether or not they are
affordable.

The widening of Burnt Store Road to four lanes is included in the Charlotte County 2015 Cost-Feasible Plan. Although the widening of Burnt Store Road to four lanes is not
included in the Lee County 2010 Financially-Feasible Plan, it is found in Lee County’s 2020 Financially-Feasible Plan. It’s important to note that, although Lee County’s 2010
Financially-Feasible Plan doesn’t include the four-laning of Burnt Store Road, Lee County has funded and scheduled design and right-of-way acquisition for part of the four-
laning.

The widening of US 41 to six lanes from Carmalita Street in Punta Gorda to Tuckers Grade Road is included in the Charlotte County 2025 Cost-Feasible Plan. The Lee County
2020 Financially-Feasible Plan does not include the six-laning of US 41, but the 2020 Needs Assessment includes the four-laning of US 41 from the Del Prado Extension in North
Ft. Myers to just south of the Charlotte/Lee County line.

No improvements are planned for Notre Dame Boulevard. At this time, projected volumes don’t warrant the widening of this road. The widening of this road to four lanes, if it
becomes necessary, would be complicated by the fact that there are many residential lots that have driveway access to this road.

BURNT STORE ROAD-VETERAN’S PARKWAY-COLONIAL BOULEVARD BI-COUNTY CORRIDOR STUDY
Lee County, in cooperation with Charlotte County, is conducting a two-year study of the Burnt Store Road-Veterans Parkway-Colonial Boulevard corridor. The study extends

from the I-75/Colonial Boulevard interchange in Lee County to the I-75/Jones Loop Road interchange in Charlotte County. The purpose of this study, which is referred to as the
Bi-County Corridor Study, is to determine the “ultimate” design concept for this corridor. Expressway alternatives are being considered.
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Preliminary conclusions from this study were presented to the Elected Officials Task Force on February 24, 2005. Among these were the following.

Burnt Store Road from US 41 to Notre Dame Boulevard

Four-laning would be needed by 2015.

Six-laning may be needed after 2030, if Tuckers Grade Extension is not constructed.

Option A would provide a four-lane urban cross section within 90-100 feet of right-of-way. Additional right-of-way required.
Option B would provide a six-lane urban cross section within 124-144 feet of right-of-way. Additional right-of-way required.

Burnt Store Road from Notre Dame Boulevard to Lee/Charlotte County Line

e Four-laning would be needed by 2015.
e  Six-laning may be needed after 2030.
e Recommendation is for a six-lane rural/suburban cross section within 200 feet of right-of-way. Additional right-of-way required.

Burnt Store Road from Lee/Charlotte County Line to Van Buren Parkway

e Four-laning would be needed by 2015.

e  Six-laning may be needed after 2030.

e Recommendation is for a six-lane rural/suburban cross section within existing 200 feet of right-of-way plus two-lane frontage roads within 80 feet of right-of-way on both
sides of road. Additional right-of-way required.

Burnt Store Road from Van Buren Parkway to Pine Island Road (SR 78)

Four-laning and residential access roads would be needed by 2015.

Six-laning and residential access roads may be needed by 2040.

Option A would provide a six-lane urban cross section plus two-lane urban access road on west side within 355 feet of right-of-way. Additional right-of-way required.
Option B would provide a six-lane urban cross section plus two-lane urban access roads on both sides within 200 feet of right-of-way plus 30-foot easements on both sides
of the road. Additional right-of-way required.

Based on the preliminary findings of the Bi-County Corridor Study, Burnt Store Road would not need to be widened to six lanes until after 2030. However, the study recommends
road cross sections for an eventual six lanes, even if the initial construction is limited to four lanes. This is prudent, because the cost of obtaining the additional right-of-way
needed for six lanes at some time in the distant future may be cost-prohibitive, once the corridor has been developed.
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EXISTING, APPROVED AND PROPOSED DEVELOPMENTS IN THE STUDY AREA

There are a number of existing developments in the study area. These include the Pirate Harbor and Burnt Store Lakes developments on the west side of Burnt Store Road and
the Burnt Store Colony and Burnt Store Village developments on the east side of Burnt Store Road. Tropical Gulf Acres, Burnt Store Meadows and South Punta Gorda Heights
are residential developments along the west side of US 41.

The Caliente Springs DRI on side of Burnt Store Road was given conditional approval in the early 1990°s. The approved land uses include 1,810 residential units, 250 hotel
rooms, 140,000 sq. ft. of commercial/retail development, and 30,000 sq. ft. of office development.

On May 25, 1999, the Board of County Commissioners extended the Caliente Springs DRI Phase I buildout date from 2000 to 2005 and the Phase II buildout date from 2005 to
2010. After many years of inactivity, this development, now known as Tern Bay, is moving forward with development plans.

Five of the six properties associated with the Burnt Store Improvement Initiative are located on the east side of Burnt Store Road. All will have direct or indirect access to Burnt
Store Road.

As noted in the Introduction, Greg Eagle has recently withdrawn from participation in the BSII. However, the units in this development on the west side of Burnt Store Road
were already included in this traffic assessment.

The proposed number of units at the six BSII properties and the Greg Eagle property have not been determined at this time. However, for purposes of this traffic assessment, the
following development parameters were assumed.

Table. Residential Commercial
Owner Units Sq. Ft.
Greg Eagle 228
Lindner 960
The Bonita Bay Group 2,500 150,000
BSLG 250
Bryan Paul 504 125,000
Burnt Store Ranch 390
Saun 500
Total 5,332 275,000

It was assumed that 70 percent of the units would be single-family units and 30 percent would be multifamily units.

The commercial development at Tern Bay and at the Bonita Bay Group and Bryan Paul properties will provide near-by shopping opportunities for the residents of the area.
Residents will no longer have to travel long distances to satisfy everyday shopping needs.

During the March 15, 2005 meeting with the Public Works staff, it was pointed out that there are plans to develop a Super Wal-Mart near the Jones Loop Road/Taylor Road
intersection. This new commercial development is reflected in the updated analysis for 2020 (Exhibit 8 — Updated).
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LEVEL OF SERVICE STANDARDS

Roadway level of service (LOS) standards are adopted in the Charlotte County Comprehensive Plan. The level of service standard on all roads in Charlotte County is LOS “C”.
This LOS standard is more stringent than in neighboring Lee County, where most roads, including Burnt Store Road, have a standard of LOS “E”.

Although US 41 is a State highway, it is not on the Florida Intrastate Highway System (FIHS). Therefore, the Charlotte County standard of LOS “C” applies, not FDOT
standards.

EXISTING TRAFFIC CONDITIONS

DPA relied on a concurrency spreadsheet obtained from the Charlotte County Community Development Department to determine existing conditions on Charlotte County roads.
The spreadsheet is updated on a monthly basis, so that it incorporates the latest traffic counts conducted by the County. Traffic counts on US 41 were obtained from the Florida
Department of Transportation (FDOT).

FDOT service volumes were used for US 41 and Burnt Store Road. For other roads in the study area, the roadway service volumes used were those in the Charlotte County
concurrency spreadsheet.

The results of the analysis of existing conditions are shown in Exhibit 5. This spreadsheet provides existing volumes and levels of service on roads in the study area. As shown
in Exhibit 5, all roads in the study area currently operate at or better than the County’s adopted standard of LOS “C”.

The only road segment that is close to exceeding the LOS “C” standard is the northernmost segment of Burnt Store Road from Acline Road north to US 41. This segment has a
volume-to-capacity (V/C) ratio of 0.98.

FUTURE TRAFFIC CONDITIONS

During a meeting with the Charlotte County staff and MPO staff on September 23, 2004, DPA was advised that the staff did not have a great deal of confidence in the current
Charlotte County travel model. Also, the new Charlotte County model that is currently under development was not yet available for use in this study.

For these reasons, DPA produced traffic projections for 2010, 2015 and 2020 using the current adopted Lee County travel simulation model, which covers southern Charlotte
County north to the Peace River and has a horizon year of 2020. The growth projected in the Lee County MPO model database was increased substantially to account for the
development of Tern Bay and the seven properties in the Burnt Store Improvement Initiative.

The resultant traffic projections assume full development of Tern Bay, the six properties in the BSII, and the Greg Eagle property by 2020, but only partial development through
2010 and 2015. In sum, it was assumed that one-third of the Burnt Store Ranch, Bryan Paul, BSLG, BBG and Saundry units and none of the Greg Eagle and Linder units would
be in place by 2010. It was also assumed that one-half of the BBG commercial space and none of the Bryan Paul commercial space would be in place by 2010. For the Tern Bay
development, it was assumed that Phase 1 development would be completed by 2010.
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These projected volumes were input into spreadsheets for estimating levels of service on roads in the study area. FDOT service volumes were used for US 41 and Burnt Store
Road. For other roads in the study area, the roadway service volumes used were those in the Charlotte County concurrency spreadsheet.

Traffic Projections through 2010

Traffic projections were produced for 2010, both with and without the proposed development at the six BSII properties and the Greg Eagle property. These projections
confirm that four lanes will be needed on Burnt Store Road by 2010, whether or not these seven properties are developed.

Exhibit 6 provides future traffic conditions in 2010 with Burnt Store Road at four lanes. No other road improvements beyond those already scheduled by Charlotte
County are assumed in this analysis. As shown in Exhibit 6, all roads in the study area will operate at an acceptable level of service in 2010 with Burnt Store Road at
four lanes.

As shown in Exhibit 6, the 2010 traffic projections indicate that the segment of Jones Loop Road between Taylor Road and I-75 will have a V/C ratio of 0.95. Thus, this
road will be approaching the maximum service volume at the County’s LOS “C” standard in 2010.

By interpolating between existing counts and the projected 2010 volumes, DPA has concluded that the northernmost section of Burnt Store Road north of Acline Road
should be four-laned first. The section of Burnt Store Road between Acline Road and the Tern Bay development should be four-laned next. All sections of Burnt Store
Road, including the southernmost section of Burnt Store Road from the Tern Bay development south to the County line, should be four-laned by 2010, if possible, given
production or financial constraints.

Traffic Projections through 2015

As noted above, the 2010 traffic projections indicate that the segment of Jones Loop Road between Taylor Road and I-75 will be approaching the maximum service
volume at the County’s LOS “C” standard in 2010. For this reason, the 2015 travel model assignment was run with a two-lane Tuckers Grade Extension from US 41 to
Burnt Store Road.

The Tuckers Grade Extension will provide an alternative route to I-75 for traffic in the Burnt Store Road area trying to reach the interstate. This alternative route will help
divert traffic off of Burnt Store Road north of the extension and off of Jones Loop Road.

The Tuckers Grade Extension should operate more efficiently than existing Notre Dame Boulevard because: (a) unlike Notre Dame Boulevard, it will have a direct
connection with Tuckers Grade; and (b) it will be constructed as a minor arterial or major collector road without driveways along the road. In addition, the Tuckers Grade
Extension will divert through traffic off of Notre Dame Boulevard, thus reducing the amount of traffic that passes through that residential neighborhood.

Exhibit 7 provides future traffic conditions in 2015 with Burnt Store Road at four lanes and the two-lane Tuckers Grade Extension. No other road improvements beyond
those already scheduled by Charlotte County are assumed in this analysis. As shown in Exhibit 7, with one exception, all roads in the study area will operate at or better
than the County’s LOS “C” standard.

The exception is the segment of Jones Loop Road between Taylor Road and I-75, which is expected to have a V/C ratio of 1.03. While the V/C ratio indicates that this

segment may slightly exceed the County’s LOS “C” standard, major commercial development near the Jones Loop Road/Taylor Road intersection may cause actual
conditions to be worse than indicated here. For this reason, this level of service deficiency is addressed in the updated Staged Improvement Plan for 2015.
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Traffic Projections through 2020

The 2020 traffic projections indicate that four-lane Burnt Store Road should continue to operate at an acceptable level of service (LOS “C” or better) through 2020 for
most of its length. The exception is the section of Burnt Store Road between Tern Bay and the new Tuckers Grade Extension. This section is expected to operate at LOS
“F” at four-lanes.

This deficiency could be rectified by six-laning Burnt Store Road between Tern Bay and the new Tuckers Grade Extension. Exhibit 8 provides future traffic conditions
in 2020 with Burnt Store Road at four lanes for most of its length, the two-lane Tuckers Grade Extension, and six lanes on Burnt Store Road between Tern Bay and the
Tuckers Grade Extension. This analysis also assumes the six-laning of US 41 south to Tuckers Grade as shown in Charlotte County’s 2025 Financially-Feasible Plan.

As shown in Exhibit 8, with one exception, all roads in the study area will operate at or better than the County’s LOS “C” standard. The one exception is again the segment
of Jones Loop Road between Taylor Road and I-75, which is expected to have a V/C ratio of 1.23.

However, the Charlotte County staff does not consider the six-laning of Burnt Store Road to be an acceptable alternative. Therefore, at the direction of the Public Works
Director, the six-laning of Burnt Store Road is not considered to be an acceptable alternative in 2020.

As an alternative to six-laning this section of Burnt Store Road, a parallel two-lane road should be constructed about one mile east of Burnt Store Road along the north-
south section line at the eastern boundary of four of the six BSII properties. This road would connect Zemel Road to the south with the new Tuckers Grade Extension to
the north.

The initial travel model assignment performed for future 2020 traffic conditions (which was reported in Exhibit 8) has been updated to include the new, two-lane North-
South Road between Zemel Road and the Tuckers Grade Extension, instead of the six-laning of Burnt Store Road between Tern Bay and the Tuckers Grade Extension,
and the six-laning of Jones Loop Road between Taylor Road and I-75. In addition, the new commercial development near the Jones loop Road/Taylor Road intersection
was reflected in the assignment.
The results of this updated assignment are presented in Exhibit 8 — Updated. As shown in Exhibit 8 — Updated, all road segments in the study area are expected to operate
at or better than the adopted LOS standard in 2020.

STAGED IMPROVEMENT PLAN

Based on the traffic projections through 2020, DPA has developed a proposed Staged Improvement Plan for needed road improvements in the study area. The Plan is presented
in five-year increments, which allow the improvements to be made over time as funds become available and ensure that improvements are in place when they are needed.

Most of the improvements in the Staged Improvement Plan are already either scheduled by Charlotte County in the current CIP or are included in the current Charlotte County
2015 and 2025 Cost-Feasible Plans.

BURNT STORE AREA PLAN APPENDICES - TRAFFIC ASSESSMENT 61



The only proposed improvements that are not now in the County’s CIP or 2015 and 2025 Cost-Feasible Plans are the construction of a new two-lane north-south road east of
and parallel to Burnt Store Road, which is needed as an alternative to six-laning Burnt Store Road, and the Tuckers Grade Extension. The additional revenues generated by
general growth in the area will cover the additional costs associated with these two improvements. This is discussed in further detail below in the Section titled Cost-Feasible
Improvements.

The staging plan is presented in Exhibits 9 through 12, which show five-year stages ending in 2005-6, 2010, 2015 and 2020, respectively. Exhibit 13 compares the proposed plan
with the adopted 2025 Cost Feasible Plan. A brief summary of each stage is provided below.

Stage 1: 2005

The first stage in 2005-6 includes four improvements that are already funded and scheduled for construction in the next year: (1) the recently-completed safety improvements
that upgraded Burnt Store Road as a two-lane facility; (2) the four-lane paving of Jones Loop Road across the railroad tracks just north and east of US 41; (3) the two-lane
paving of Zemel Road; and, (4) the installation of a signal at the US 41/Tuckers Grade intersection. These improvements, which are shown in Exhibit 9, are discussed in
greater detail above under Scheduled Road Improvements.

Stage 2: 2010

The four-laning of Burnt Store Road should be scheduled by 2010, if possible, given production or financial constraints. This improvement constitutes Stage 2 of the Plan
ending in 2010, as shown in Exhibit 10.

The costs for widening Burnt Store Road to four lanes have been estimated in Exhibits 14/15 and 16. DPA continues to believe that it would be prudent for the County
to acquire sufficient right-of-way for an eventual six lanes, so that the six-laning of Burnt Store Road is not precluded, if it becomes necessary at some time in the future.
However, at the direction of the Public Works Director, this study assumes that Burnt Store Road will not be widened to six lanes and right-of-way will not be acquired
for an eventual six lanes on Burnt Store Road.

Construction and right-of-way acquisition costs for the four-laning of Burnt Store Road are estimated in Exhibit 14/15. These cost estimates include the costs for four-
laning Burnt Store Road along Tern Bay’s frontage, even though Tern Bay has entered into an agreement with the County to provide 60 feet of right-of-way and construct
the portion of the four-laning along its frontage.

Construction cost per mile estimates were derived from the FDOT report titled 2004 Transportation Costs (March 2005).

As suggested by the County staff in the March 15, 2005 meeting with the staff, it is assumed that Burnt Store Road south of Notre Dame Boulevard will be widened within
120 feet of right-of-way, with necessary slope easements. The right-of-way width on the constrained section of Burnt Store Road north of Notre Dame Boulevard was

assumed to be 90-100 feet, as recommended by the Bi-County Corridor Study.

As shown in Exhibit 16, it is estimated that the total cost for widening Burnt Store Road to four lanes from US 41 to the County line will be approximately $37.8 million.
This figure includes the costs for design and construction engineering inspection, as well as construction and right-of-way acquisition.
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The four-laning of Burnt Store Road is included in the current Charlotte County’s 2015 and 2025 Cost-Feasible Plans. Therefore, this improvement has been found to
be affordable and financially-feasible, given revenues projections. Although the MPO plans are currently being updated, the current plans, which were last amended on
August 18, 2003, remain in effect until the new plans are adopted.

The public and private sectors should work together to ensure that the four-laning of Burnt Store Road is constructed as soon as possible.

Stage 3: 2015

As shown in Exhibit 11, Stage 3 includes the construction of a two-lane Tuckers Grade Extension from US 41 to Burnt Store Road. Although the traffic projections do not
indicate that four lanes will be needed on the Tuckers Grade Extension, it is recommended that the two-lane road be constructed within a right-of-way and cross section
for four lanes. This would allow for expansion to four lanes, if it becomes necessary at some time in the future.

As shown in Exhibits 17 and 18, this improvement is estimated to cost approximately $7.6 million. This assumes that 120 feet of right-of-way will be acquired.

The four-laning of Jones Loop Road between Taylor Road and I-75 has been added to Stage 3 in 2015 primarily because of anticipated commercial development near the
Jones Loop Road/Taylor Road intersection.

As shown in Exhibit 13, these two road improvements are not currently found in the County’s 2015 and 2025 Cost-Feasible Plans. Therefore, they would be funded, in
part, by additional revenues produced by new development in the Burnt Store Road and Jones Loop Road corridors.

Stage 4: 2020

As shown in Exhibit 12, Stage 4 in 2020 includes the construction of a new north-south road east of and parallel to Burnt Store Road from Zemel Road to the Tuckers
Grade Extension, instead of the six-laning of Burnt Store Road between the Tuckers Grade Extension and the Tern Bay development. Stage 4 also includes the previously
planned six-laning of US 41 south to Tuckers Grade Road.

Although the traffic projections indicate that two lanes on the new north-south road would be sufficient to provide relief to traffic congestion on four-lane Burnt Store
Road, it is recommended that this two-lane road be constructed within a right-of-way and cross section for four lanes. This would allow for expansion to four lanes, if it

becomes necessary at some time in the future.

As shown in Exhibits 17 and 18, the new north-south road between the Tuckers Grade Extension and Zemel Road has been estimated to cost approximately $12.3 million.
This cost estimate assumes that 120 feet of right-of-way would be acquired for the new north-south road.

As shown in Exhibit 13, the six-laning of US 41 is already included in Charlotte County’s 2015 and 2020 Financially-Feasible Plans. Therefore, this improvement has
been found to be affordable and financially-feasible, given revenues projections.

However, the new north-south road is not included in the current 2015 and 2025 Cost Feasible Plans. Therefore, it would be funded, in part, by additional revenues
produced by new development in the Burnt Store Road corridor.
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ESTIMATED ROAD IMPACT FEES FOR NEW DEVELOPMENT

Based on the current Charlotte County road impact fee schedule, the six properties associated with the Burnt Store Improvement Initiative plus the Greg Eagle property would
generate an estimated $9.3 million in road impact fees. This estimate is based on the assumed development parameters for these properties. The actual development parameters
have yet to be determined.

Furthermore, the Tern Bay development would normally generate an estimated $3.2 million in additional road impact fees, based on the current fee schedule. However, as noted
above in the section titled Scheduled Road Improvements, Tern Bay is required to provide 60 feet of right-of-way and construct a portion of the additional two lanes needed on
Burnt Store Road instead of paying road impact fees.

As reported in the Charlotte Sun-Herald on December 20, 2004:

“Charlotte County commissioners have approved a $5.65 million agreement with Tern Bay Development Co. LLC to widen 1.77 miles of Burnt Store Road to a four-
lane highway.

Tern Bay will finance the project as part of the impact fees required in a development contract approved by county commissioners in September.”

Finally, DPA has estimated that other development in the Burnt Store Road corridor will generate approximately $5.9 million, based on the current fee schedule.

Charlotte County is now in the process of updating the road impact fees, which haven’t been updated in several years. A study has been conducted to ensure that the updated fees
reflect the current costs for right-of-way and construction. It is anticipated that the updated fees will be approximately double the current fees.

OTHER REVENUES GENERATED BY NEW DEVELOPMENT

These road impact fee estimates, of course, do not include other future transportation revenues that will be produced by these properties as they develop. These additional
revenues would include those from ad valorem taxes, motor fuel taxes, user fees, and the like.

For example, based on the credits against road impact fees given for gas taxes paid per unit of development, the seven developments associated with the Burnt Store Improvement
Initiative would generate nearly $5 million in gas tax revenues.

These additional revenues were projected in greater detail in the report titled Fiscal Impact Analysis for the Burnt Store Road Corridor, Charlotte County. Florida that was
prepared by Robert Charles Lesser & Co., LLC.

COST-FEASIBLE IMPROVEMENTS

The road impact fees and additional funds from other sources generated by the BSII properties can be used to fund the road improvements identified in the 2015 and 2025 Cost-
Feasible Plans and the additional improvements identified in this report. Of course, revenues from other developments in the area, including major commercial development
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in the vicinity of the Jones Loop Road/Taylor Road intersection, should also be used to fund these improvements, since the improvements are needed to accommodate general
growth in the area.

The improvements determined to be financially-feasible in the 2015 and 2025 Cost-Feasible Plans include the four-laning of Burnt Store Road and the six-laning of sections of
US 41 and I-75. The improvements in Stage 1, which are currently scheduled in the County’s CIP are also financially-feasible since they have already been funded.

As noted above in the section titled Staged Improvement Plan, the additional road improvements, beyond those found in the 2015 and 2025 Cost-Feasible Plans, that will be
needed to accommodate future travel demand in the corridor, including that from the BSII properties, Tern Bay and general growth in the area, are as follows.

e  The construction of a two-lane Tuckers Grade Extension from US 41 to Burnt Store Road, estimated to cost approximately $7.3 million in 2004 dollars.
e The construction of a new two-lane north-south road from the Tuckers Grade Extension to Zemel Road, estimated to cost approximately $12.3 million in 2004 dollars.
The total cost of these improvements would be approximately $19.9 million.

It is important to note that the need for these additional improvements is created by both growth in the area and increased through traffic from both Charlotte and Lee Counties.
And, the growth in the area includes all residential and commercial development in the area, not just the seven properties evaluated in this study.

The fiscal impact analysis for the Burnt Store Road Corridor prepared by Robert Charles Lesser & Co., LLC, demonstrated that the BSII properties should generate sufficient
revenues to cover the cost of these additional improvements. The revenues from other residential and commercial developments in the area should also be used to fund these
improvements, since the improvements are needed to accommodate general growth in the area.

NEW REVENUE SOURCES

The BSII property owners are actively working with the area’s legislative delegation to identify new revenue sources so that needed transportation improvements in the Burnt
Store Road corridor can be advanced. There is reason to believe that these efforts will eventually be successful, since similar efforts by the Southwest Florida Transportation

Initiative (SWFTI) have been highly successful.

Any new funds obtained through these efforts should be used to advance the improvements identified in this study. This would include both improvements previously identified
in the 2015 and 2025 Financially-Feasible Plans and additional improvements found to be needed in this study.
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B. WATER MANAGEMENT

OVERVIEW

The Study Area is a unique region in Charlotte County that has special challenges and opportunities with respect to drainage and stormwater management. The Study Area is a
mix of state aquatic preserve waters in Charlotte Harbor, state lands including Charlotte Harbor State Park and Charlotte Harbor Flatwoods, agricultural concerns and low density
residential developments. Although there are drainage problems in the Study Area, improvements are possible through analysis of the problems and opportunities for stormwater
management facilities replacement, expansion and new facility sitting.

HISTORICAL DRAINAGE CONDITIONS

Topography in the Study Area consists of three zones. The first zone is a flat, coastal marsh area made up of predominantly tidal mud flats, mangrove and grass marsh areas
ranging in elevation from zero to five feet above mean sea level, west of Burnt Store Road. The second zone is a relatively steep transitional zone that varies in elevation from
approximately five to 20 feet above sea level, from Bumnt Store Road east approximately a mile. The third zone is a relatively flat inland area spanning two to six miles, which
varies in elevation from approximately 20 to 25 feet above sea level.

Historical (pre-development) drainage followed predominantly overland sheet flow, with wetlands scattered throughout. Run-off is in a westerly direction from the CSX Railroad
to Charlotte Harbor, an Outstanding Florida Water (OFW). The United States Geological Survey Quadrangle Map presents topography of the area in five-foot contours (Exhibit
A).

Named natural tidal streams, creeks and reaches extend from Charlotte Harbor inland to Burnt Store Road, approximately one to two miles, and include the Hog Branch, Bear
Branch, Winegourd Creek, Big Mound Creek and Whidden Branch.

Man-made canals and ditches associated with early agriculture and residential developments extended east from the natural reaches as much as five miles inland (to CSX
Railroad). The man-made Pirate Canal begins at the harbor and extends east to the railroad, approximately five miles.

Several miles of man-made ditches were constructed in the tidally flooded wetland areas (salt marsh) in the coastal area just east of Charlotte Harbor for “mosquito control.”

EARLY DEVELOPMENT

Generally, agricultural interests and existing residential developments occurred prior to modern storm water management codes and practices. Little or no stormwater attenuation
or treatment for developed runoff was provided. The early approach to drainage was “conveyance-oriented,” providing for the rapid discharge of storm water from the development
area by open drainage channels and storm sewers. The goal was to minimize disruptive and possibly damaging surface ponding in streets, around residential structures and low-
lying areas. The downstream impact was a significant increase in runoff quantity, stage and area of inundation, transmittal of suspended solids and other pollutants, as well as an
increase of freshwater flow to the estuary.

In short, early development altered or interfered with the natural surface flow and flow way patterns in the Study Area.
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DRAINAGE PROBLEMS

Localized and ill-defined flooding occurs in the Study Area. There is a lack of documentation however, either with the county or at Southwest Florida Water Management District
(SWFWMD), of the specific locations or nature of the flooding problems.

Hydrologic alterations, adverse changes to amounts, locations and timing of freshwater hydrologic inflows into the harbor, are a problem identified by the Charlotte Harbor
National Estuary Program (NEP).

Water quality degradation, stormwater pollution point source discharges from agricultural and urban run-off into Charlotte Harbor has been identified by the Charlotte Harbor
NEP as a problem.

Maintenance of existing ditches is a problem. Charlotte County acknowledges a lack of easements and access to existing drainage channels. Difficult-to-maintain existing cross
slopes are a problem for men and machinery. Lack of maintenance of existing private channels is also a problem.

REGULATIONS IN PLACE

Current stormwater management practices are “storage-oriented,” and include attenuation and treatment of run-off. Attenuation provides for the control of run-off rates to pre-
development conditions. The exception to this requirement is when the outfall is tidal. Stormwater treatment provides for removal of greases, oils and other pollutants from the
run-off prior to discharge into the conveyance system.

All new development is regulated by current storm water management regulations including the National Pollutant Discharge Elimination System, various Florida Statutes
enforced by SWFWMD, Charlotte Harbor NEP, and the Charlotte County Administrative Codes and Ordinances.

The SWFWMD also has specific requirements for alterations to existing public roadway projects. The Environmental Resource Permit Basis of Review, Chapter 5, Section
5.8.b, states “The contributing area to be used in calculating the required treatment volume will be: for off-line treatment systems ... use the area of new pavement.” Any Burnt
Store Roadway improvements involving additional lanes will also require stormwater management, either within the right-of-way, or in ponds “off-site” on acquired properties.
The County has indicated that it is not in favor of joint-use ponds for private development and county roadway drainage. Where outfall from the road is tidal, no attenuation is
required.

In 1980, Swift Road in Sarasota County was widened from two lanes to four lanes within a narrow 74-foot right-of-way utilizing the off-line criteria above. Right-of-way was
conserved by designing the slope of the pavement inward, thus eliminating outside peripheral drainage features and their space requirements. Pollution-control devices were
constructed in the grass median, a long shallow grassy swale where the initial runoff is impounded, forcing the water to filter into the ground. A supplemental storm sewer system,
also located in the median, accommodates heavy runoff from the heavy summer storms. The system has been very successful to date.

SWFWMD also requires that projects discharging directly into OFWs are required to provide an additional 50 percent of the required treatment volume. Charlotte Harbor is an
OFW.

Charlotte County addresses stormwater management in the Future Land Use Element and the Infrastructure Element of the Comprehensive Plan. The Future Land Use Element

identifies land in the county as Urban Service Area (made up of Infill and Suburban Area) or Rural Service Area. Levels of service (LOS) are driven by the land use designation.
The Study Area contains both Suburban Area and Rural Service Area.
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The Infill area represents the locations in which Charlotte County will actively pursue the provision of the highest levels of infrastructure and services. While Charlotte County
will not actively provide the highest levels of infrastructure and service to Suburban Areas unless a public health, safety or welfare issue is present, the county may provide such
at the request of landowners or through community planning efforts.

The Comprehensive Plan enumerates policies to implement its Service Area strategies. Policy 1.1.2 gives the guidelines for infrastructure and services implementation with
respect to stormwater management. Charlotte County has established LOS standard criteria to evaluate drainage conditions for roadways and developments. The LOS standard for
Burnt Store Road with respect to drainage/stormwater management is the same, no matter the Urban Service Area classification. For arterial and collector roadways, the lowest
edge of pavement elevation should be flood-free during the 25-year flood. LOS standards have been established for subdivisions and local residential streets as well. New local
residential streets shall be above the 5-year, 24-hour rainfall event. Further, the FDOT has established a LOS for major evacuation routes. They should be passable (water less
than 1.0 feet deep at the roadway crown) during the 100-year flood.

The Stormwater Management section of the Infrastructure Element of the Charlotte County Comprehensive Plan is closely related to the Future Land Use Element. A product of
the Stormwater Management section is the Charlotte County Master Stormwater Management Plan (MSMP). The MSMP identifies approximately nine major drainage watersheds
in the Study Area (Exhibit B). These basins are classified as “low priority” basins with respect to inventory, analysis and improvement. However, the Infrastructure Element states
that “Drainage basins or canal networks that do not meet Charlotte County level of service (LOS) guidelines will be targeted for stormwater management improvement projects.
In the Charlotte County MSMP, problem area rankings and alternative improvement projects are directly related to LOS goals.”

The LOS standards have two major components: quantity of discharge and quality of discharge. The county’s approach to LOS for quality of discharge is consistent with the
recommendations developed by the Charlotte Harbor NEP.

The Charlotte Harbor NEP Comprehensive Conservation and Management Plan identifies “Priority Actions and Related Projects” directly relating to the Study Area, such as
Priority Action HA-M, which is to “prevent and/or reduce future hydrologic impacts of transportation projects within the Charlotte Harbor NEP and mitigate for past problems
whenever possible,” and Priority Action FW-C, which is to “restore freshwater and estuarine wetland areas, especially those adversely impacted by ditching.” The Florida
Department of Environmental Protection (FDEP) Alligator Creek Habitat Restoration Project addresses the FW-C priority action.

DRAINAGE AND STORMWATER MANAGEMENT NEEDS

One of the pressing needs in the Study Area is the inventory of existing stormwater management facilities. Stormwater management facilities are comprised of pipes, box culverts,
open channels (ditches, canals, swales), water control structures, weirs, detention/retention ponds, natural streams, creeks, waterways, sumps, pumps and underdrain.

Data associated with stormwater management facilities include physical properties, whether tidal or freshwater, public or private, O & M responsibility of facility, geographic
service area of facility, design capacity of facility, current demand on the facility capacity, and LOS provided by the facility.

Downstream of Burnt Store Road, most of the conveyances are tidal. County-maintained channels are shown on the Charlotte County Primary Ditch Systems Map (Exhibit C).
Upstream of Burnt Store Road, some of the man-made drainage ways are county-maintained, but many are private.

Another need in the Study Area is a new Watershed Flood Study. There is an existing study for the north half of the Study Area, titled Phase II Water Management Study, prepared
by Johnson Engineering, Inc. in November 1977. This study covered only the four watershed basins in the north half of the Study Area, and it is now out of date. The new study
would quantify quantity and water quality discharges; quantify conveyance systems capacity and adequacy; identify existing LOS; recommend improvements; and specify the
LOS after improvements.
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Seven major watershed basins have been mapped by Charlotte County in the Study Area:
Alligator Creek (70), Whidden Branch (78), Unnamed Canal 1 (82), Big Mound Creek (85), Winegourd Creek (88), Pirate Canal (81), and Bear Branch (97) (Exhibit B).

There are approximately 32 drainage crossing locations under Burnt Store Road between US 41 and the Charlotte/Lee County line. Some basins have only one pipe crossing,
such as Pirate Canal, while other basins have as many as 10 pipe crossings, such as the Whidden Branch.

The watersheds are made up of natural creeks and flow ways that generally reach from Charlotte Harbor inland up to Burnt Store Road, and then extend to the east as far as five
miles (up to the CSX railroad) by man-made canals and ditches.

There is no current level-of-service data available for the existing roads and developments in the Study Area.
Another Drainage and Stormwater Management need is the identification of potential storage sites for improvements in treatment and attenuation of existing development
stormwater, which would consider required size, ownership, position in watershed, suitable outlet and possibility of multiple uses, not only for Burnt Store Road, but also for the

existing developments. These storage areas would provide for attenuation and treatment improvements to reach the LOS necessary for the Urban Service Area designation.

For Burnt Store Road widening, should the stormwater management be accomplished in deeper “wet” ponds, these would most likely be located off-site on adjacent properties
that would need to be acquired. The identification of potential storage sites is also a need.

Another need concerns the maintenance of conveyance systems. The continuing operation of existing stormwater management systems requires periodic maintenance to remove
siltation, debris and nuisance vegetation. Such maintenance by the county requires access to and along canals, ponds and lakes. In many cases, access is not available, principally
because certain stormwater management systems were constructed prior to the establishment of regulations requiring the provision of adequate easements.

Maintenance entities need to be identified as public or private, and maintenance needs to be scheduled on a consistent basis. Also needed is the creation of Public Drainage
Easements for the conveyance systems and the access to them. Some drainage ditches and canals have easements for the structure but not for maintenance access, making
maintenance of these facilities difficult. In situations where there are no easements at all, facilities cannot be maintained by the county. Some facilities would need to be improved

(cleaned, cross-slopes made less steep) for the county to take over maintenance.

Finally, there is always a need for funding of the other needs.

IMPROVEMENT METHODOLOGIES
There are several methods available to improve the existing conditions and deficiencies in the Study Area. Sediment sumps and basins can be utilized to minimize sedimentation
into the harbor. Control structures can be added to existing ponds and canals to regulate flow to historical rates. Baffles and skimmers are utilized to minimize oils, grease and

other pollutants from entering the harbor. Extended detention Alternate three treatment ponds would provide additional biological treatment. Filling of man-made ditches in
wetlands where appropriate can restore historical flow ways or flow regimes. All the strategies are appropriate in the Study Area.

RECOMMENDATIONS

A watershed flood study is recommended for the Study Area, which would update the 1977 Johnson study for the northern watersheds and continue south to the county line. This
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study should establish the non-tidal surge (freshwater) storm stages for the five-year, 25-year and 100-year events. The study would identify existing restrictions in the flow ways
that contribute to the flooding in the subdivisions east of Burnt Store Road, that when improved would lower the flood stages for the entire watershed. The study would identify
improvements with respect to the level of service standards established by the county for the Urban Service Area.

When Burnt Store Road is widened, the drainage design should provide for 150 percent of the required treatment volume due to the OFW status of Charlotte Harbor. It is
recommended that the treatment volume should be provided for the directly connected impervious area off-line, i.e., in the median of an inverted roadway cross-section. The
tidal/non-tidal status of the Burnt Store Road drainage outfall channels/waterways should be determined, which will establish the need for attenuation or not for that section of
roadway.

It is recommended that restoration projects to improve the quality of existing run-off from the subdivisions east of Burnt Store Road be undertaken. Such projects include exotic
vegetation removal and filling in existing ditches that were dug through wetlands on the west side of Burnt Store Road.

It is recommended that Municipal Services Benefit Units (MSBU) be created or, in cases of existing MSBUs, be expanded, to cover the cost of design and implementation to
convert the existing conveyance drainage systems of the existing subdivisions to stormwater management systems that would provide attenuation and treatment of run-off prior
to discharge from the development. The designed systems would not only improve the quality and quantity of discharge downstream to Charlotte Harbor, but also would improve

the drainage and reduce flooding within the subdivisions. The system would be designed to meet the level of service standards established in the Comprehensive Plan.

Other sources of monies that may be available include the state, through SWFWMD and the SWIM Program.

CONCLUSION

Implementing the strategies and recommendations in this Drainage Element of the study will not only prevent any new environmental impacts from occurring, but also will reduce
existing adverse environmental impacts, and will restore and enhance the natural hydrologic and habitat conditions in the Study Area.

EXHIBITS

Exhibit A USGS Quadrangle Map with Five Foot Contours

Exhibit B Charlotte County Storm Water Master Plan (CCSWMP) Drainage Basins
with Priority Ranking Map

Exhibit C  Charlotte County Primary Ditch Systems (maintained ditches map)
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C. UTILITIES

BACKGROUND

The Study Area is bounded by Charlotte Harbor to the west, single-family subdivisions to the south, single-family subdivisions within the City of Punta Gorda to the north

and single-family platted lots and undeveloped land to the east. Central water and sewer service are provided to platted lots to the north by the City of Punta Gorda. Single-
family subdivisions to the south are also provided with central water and sewer by facilities, previously owned and operated by Florida Water Services and currently owned
and operated by Charlotte County Utilities (Map U1). The Study Area is situated so that expansion of existing facilities is a logical and proper use of existing facilities in the
immediate area. Since the purchase of the Florida Water Services system by Charlotte County Utilities, several system expansion efforts have developed. Charlotte County
Utilities has studied the area and projected growth and has developed a Burnt Store Road Corridor Proposed Watermains Map (Map U2). In addition, Charlotte County
Utilities has recently completed an expansion of the existing wastewater treatment plant to a capacity to 0.5 MGD and is proceeding with a plan to increase the water treatment
plant operating capacity from 0.75 MGD to 1.5 MGD within the next few years. It is important to note that as part of that expansion, Charlotte County Utilities has recently
experienced raw water yields from new wells in excess of that which was anticipated. Charlotte County Utilities is also projecting long-term plant expansions to service the
Study Area. On another front, the Tern Bay DRI project is currently proceeding with plans to extend water and sewer service from the south to serve the Tern Bay project (Map
U3).

The Study Area is located outside of the Charlotte County Urban Service Area and within unincorporated Charlotte County. Charlotte County Utilities may therefore provide
water and sanitary sewer service to this area.

EXISTING IMPROVEMENT PLANS

The most notable and imminent utility expansion along the corridor is that proposed by the Tern Bay Development. Construction plans have been completed and permits
have been obtained by the developer. Although construction will be undertaken in two phases, the utility improvements ultimately will result in a 16” watermain from the
water treatment plant at Wallaby Lane, then continuing north to the proposed north entrance of the Tern Bay project. From that point to the northwest corner of Tern Bay an
8” watermain is to be constructed. Phase two of these improvements will include replacement of the existing 8 watermain which begins at the existing water treatment plant
and extends to the north to Yacht Club Boulevard, which currently serves single-family developments on both the east and west sides of Burnt Store Road. Similarly, a 12”
forcemain is proposed by Tern Bay and will be extended to that project’s south property line. This forcemain will extend a 12” forcemain that exists from the wastewater
treatment plant to Cabana Road and will also replace a 4” forcemain, which extends from Cabana Road north to approximately 580 feet south of Rio Togas Road. A re-use
water transmission main is also proposed from the existing wastewater treatment plant along Burnt Store Road north to the Tern Bay south property line.

The utility improvements associated with the Tern Bay project (outside of the scope of this report) are proposed to be constructed within the existing Burnt Store Road right-
of-way except along the frontage of the Tern Bay project, where 60 feet of additional Burnt Store right-of-way is proposed along the Tern Bay frontage only. The construction
plans propose the watermain 5 feet east of the existing and proposed Burnt Store Road west right-of-way, the re-use main 10 feet from the existing and proposed right-of-way
and the forcemain 15 feet from the existing and proposed right-of-way. It is important to note that construction of these facilities, as planned, may be problematic relative to
future widening of Burnt Store Road.
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At the same time, and with the acquisition of the Florida Water Service Utility Facilities, Charlotte County Utilities has initiated a planning effort for the area to potentially

be served by those utilities. Charlotte County Ultilities has prepared the Burnt Store Road Corridor Proposed Watermains Map (Map U2). This plan is consistent with the
improvements proposed by Tern Bay with the exception that the Charlotte County Ultilities proposal includes a 24” watermain along Burnt Store Road from the existing water
treatment plant to Zemel Road. From that point, Charlotte County Ultilities proposes a 16” watermain along the Burnt Store Road corridor and a 16” watermain along Zemel
Road to the east. It is apparent that additional coordination is required for improvements from the existing water treatment plant to Zemel Road, as well as from the Tern Bay
north entrance to the north where an 8” watermain is to be constructed.

Finally, initial planning efforts are under way by owners of property located at the northeast quadrant of the U.S. 41/Tuckers Grade intersection to evaluate the feasibility of
extending potable water from existing facilities along Burnt Store Road.

PROPOSED MASTER UTILITY PLAN

A study of the area which may potentially be served by the existing water and wastewater treatment plants of Charlotte County Utilities was conducted. The study considers
existing facilities, the proposed Tern Bay project and the future development, which is the impetus of this study. In addition to existing development, the Tern Bay project
proposes approximately 1,810 single-family/multi-family units, 140,000 square feet of retail space, 30,000 square feet of office space and 250 hotel rooms. The Burnt Store
Road Improvement Initiative includes approximately 5,332 single-family residential units and 275,000 square feet of commercial area. Based on these parameters, the potable
water demand for the initiative is estimated, based on 225 gallons per day per single-family unit and 0.1 gallons per day per square foot commercial/office. Potable water
demands for the initiative area are estimated at 1.24 million gallons per day. The potable water demand for Tern Bay project is estimated at 0.44 million gallons per day.
Sanitary flows for the area, based on 190 gallons per day per single family unit and 0.1 gallons per day per square foot of commercial/office area, are estimated at 1.04 MGD
for the initiative and 0.35 MGD for the Tern Bay project.

Based on these parameters, a model has been developed to consider available information regarding utilities in the subject area. Based on that model, and in consideration of
Charlotte County Utilities and Tern Bay plans, as well as plans along U.S. 41 such as that located at the northeast corner of the U.S. 41/Tuckers Grade intersection, an overall
transmission main is proposed as shown on Map U4. This map includes a 24” potable watermain from the existing water treatment plant to Zemel Road, consistent with
Charlotte County Utilities and a 16” watermain along Burnt Store Road also consistent with the Charlotte County Ultilities proposal. The proposal, however, differs in that the
study also calls for an east/west roadway connection from Burnt Store Road to the Tuckers Grade intersection. In, consideration of that, a 12 watermain is proposed along
Zemel Road together with a 12" watermain along the east/west connector in order to loop the proposed system and provide redundancy in consideration of service and fire flow
requirements. This loop is proposed in lieu of the proposed 16” watermain along Zemel Road. The proposed 12 forcemain along the Burnt Store Road corridor has also been
verified by this study.

FUNDING SOURCES

Typically, utilities are funded by those who will directly benefit from improvements. In this case, the cost of planned improvements as well as those who will benefit from the
improvements may be projected with a high level of confidence due to planning efforts. The Exhibit is an Order of Magnitude Cost Estimate for proposed potable water and
sanitary sewer transmission mains (excluding plant expansion) to serve the Burnt Store Road Corridor only. Three potential funding mechanisms are proposed and include:

1.) Special and particular utility impact fees for the Burnt Store Road service area;
2.) Rebatable agreements with private developers;
3.) Interlocal agreements with the Tern Bay Community Development District.
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Considering planned expansions of the system by the Tern Bay project, the future developers may also extend utilities to their respective project, thereby expanding the system
for use by other developments. Potentially the first developers in will design and construct expansions with an agreement in place, which will provide future developers who
benefit from those expansions to pay for the portion of those improvements, which they will utilize. Typically, these Rebatable Agreements pro-rated are based upon total cost
of improvements and benefit considering capacity of improvements and requirement of each particular development.

The Tern Bay Community Development District is currently negotiating an Interlocal Agreement with Charlotte County to four-lane Burnt Store Road along the frontage of
the Tern Bay Resort. The potential exists for other Interlocal Agreements, which would provide for the Community Development District to expand the currently programmed
utility expansions and would require those who benefit to contribute to the cost of improvements. This mechanism provides a funding source and benefits to all parties of the
Agreement.

POSSIBLE OBJECTIVE/POLICIES

Coordinate utility infrastructure to provide the public health, safety and welfare by the provision of central potable water and sanitary collection service and to ensure the cost of
providing facilities for supply of utilities are born by those whose benefit from them.

Charlotte County will ensure the provision of acceptable levels of utilities by the expansion of the Charlotte County Utilities Service Area Policy to provide a supply
and treatment capacity of 225 gallons per day and 190 gallons per day, for potable water and sanitary sewer, respectively, per equivalent residential connection and a fire flow
of 750 GPM and 20 psi residual pressure.

No County development approval will be granted unless utility service at acceptable levels of service is available at the property line will or will be made available by
the developer.

The county will encourage construction of water transmission mains along Burnt Store Road, Zemel Road and the proposed East/West Connector Road to U.S. 41
(Tucker Grade Extension). The cost of the transmission mains will be born by those who benefit from the improvements. Rebatable agreements may be used to facilitate
utility extensions.

The county will encourage construction of sanitary transmission mains along Burnt Store Road, to U.S. 41. The cost of the transmission mains will be born by those
who benefit from the improvements. Rebatable agreements may be used to facilitate utility extensions.

New development will pay through impact fees to be determined by Charlotte County Utilities based on the cost of utility infrastructure to support the number of units
proposed to be served by the utility.

Development within the initiative area will be required to accept reuse water if the utility is prepared to supply reuse water to meet all or a portion of the irrigation
needs of the proposed development in accordance with Charlotte County Utilities Standard Agreement for Reclaimed Water.
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D. ENVIRONMENTAL ANALYSIS

INTRODUCTION

The Burnt Store Road Corridor Study Area is bounded by the Lee County line to the south, U.S. 41 (Tamiami Trail) to the east, Tuckers Grade to the north, and Charlotte Harbor
to the west (Figure 1). The following is a discussion of the existing conditions and the potential for a wildlife corridor and other landscape corridors in the Study Area.

STUDY AREA EXISTING CONDITIONS

The vegetation and land use mapping for the Study Area was conducted using 2002 rectified (scale 1” =2,400”) color aerials and Southwest Florida Water Management District
(SWFWMD) Geographic Information System (GIS) District Lands Map Viewer. Mapping was done utilizing the Florida Land Use, Cover and Forms Classification System!
(FLUCFCS), Level IT and Level ITI. The mapping was done from aerials and has not been field verified. Existing land cover and use in the Study Area includes low and medium
density residential, cropland and pasture, upland coniferous forest, canal, mangrove swamps, stream swamps, wetland coniferous forest, freshwater marsh, saltwater marsh,
disturbed land, and a landfill (Figure 2).

The Study Area is located within the Charlotte Harbor Basin. Historic flow of water in this region is from the northeast to the southwest. Sheet flow of water in the Study Area
appears to follow that pattern. However, man-made barriers such as Interstate 75, U.S. 41, Burnt Store Road, agricultural activities, and residential development have altered the
historic flow ways. In addition, a large drainage canal (Zemel/Clark’s Canal) bisects the majority of the Study Area.

Public lands occur within and surrounding the Study Area (Figure 3). The northern portion of the Yucca Pens Unit occurs in the southeast portion of the Study Area. Yucca Pens
Unit (14,577 acres) continues south into Lee County and is included in and managed as part of the Fred C. Babcock-Cecil M. Webb Wildlife Management Area (Babcock-Webb
WMA) by the Florida Fish and Wildlife Conservation Commission (FWCC). According to the Florida Natural Areas Inventory, this property contains the largest and highest-
quality slash pine flatwoods remaining in Southwest Florida>. Charlotte Flatwoods is adjacent and to the east of the Yucca Pens Unit, west of U.S. 41, and north of Zemel Road.
The Charlotte Flatwoods (486 acres) is owned and managed by Charlotte County.

Portions of the Charlotte Harbor Preserve State Park occur in the northwest and southwest portion of the Study Area west of Burnt Store Road. The park totals 40,564 acres and
is owned by the Trustees of the Internal Improvement Trust Fund and SWFWMD and managed by the Florida Department of Environmental Protection, Division of Recreation
and Parks. The Charlotte Harbor Preserve State Park contains uplands and estuaries along the banks of the Caloosahatchee, Peace, and Myakka Rivers, plus large tracts bordering
Charlotte Harbor.

Adjacent and northeast of the Study Area is the 80,335-acre Babcock-Webb WMA. This wildlife management area contains a large area of South Florida slash pine flatwoods with
active red-cockaded woodpecker (RCW) (Picoides borealis) colonies . This area also supports other listed species such as the Florida black bear (Ursus americanus floridanus),
Audubon’s crested caracara (Polybours plancus audubonii), a wading bird rookery, and the largest known population of beautiful pawpaw (Deeringothamnus pulchellus)®.

Proposed public lands also occur within the Study Area (Figure 3). Anyone may nominate a project for state purchase by the Division of State Lands (within the Florida

Department of Environmental Protection) under the Florida Forever Lands program. Federal, state, and local government agencies; conservation organizations; or private citizens
are project sponsors.
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WILDLIFE CORRIDORS

Wildlife corridors are generally strips of habitat that connect isolated patches of habitat. They can help to reduce or moderate some of the adverse effects of habitat fragmentation
by facilitating dispersal of wildlife between substantive patches of remaining habitat!. Wildlife corridors have been found to have beneficial effects beyond the area they
add. Studies suggest that increased plant and animal movement through corridors will have positive impacts on plant populations and community interactions in fragmented
landscapes?.

Wildlife need to move across large areas searching for food, nesting sites, and mates. Corridors of vegetation linking areas are valuable as they allow movement of wildlife
and also provide useful habitat in themselves. Corridors are often used by young animals moving out seeking new territories. This helps to increase the gene flows between
the individual habitats, which improves the fitness of species. This also avoids overcrowding of existing habitats and allows re-colonization of areas from which animals have
disappeared.

One issue with wildlife corridors is they are susceptible to the edge effect, which means that certain species do not prosper near the edges of an ecosystem. An edge effect is the
effect on an ecosystem to a contrasting environment. When an edge is created to any natural ecosystem, and the area outside the boundary is a disturbed or unnatural system,
the natural ecosystem is seriously affected for some distance in from the edge. In the case of a forest where the adjacent land has been cut, creating an openland/forest boundary,
sunlight and wind penetrate to a much greater extent, drying out the interior of the forest close to the edge and encouraging rampant growth of opportunistic species at the edge.

The term edge effect is used in conjunction with the boundary between wild land, especially forest, and disturbed or developed land. Wildlife corridors sometimes cause
controversy if they affect the human population, such as when they cause inconveniences or affect the use of private land.

Wildlife corridors are used to protect wildlife, so they should be designed to limit the impact of man. This requires either distance, or compliance, and the latter is difficult to
achieve. Wildlife corridors should be as wide as possible and where possible established in natural forest, which has preferably not been subject to severe disturbance. Where
existing corridors do not exist they can be established by plantings.

Beier and Loe’ outlined a six-step “checklist” for designing and monitoring the effectiveness of wildlife corridors, which are described below.

Step 1: Identify the habitat areas the corridor is designed to connect.

Step 2: Select several target species for the design of the corridor (i.e., select “umbrella species™).

Step 3: Evaluate the relevant needs of each target species.

Step 4: For each potential corridor, evaluate how the area will accommodate movement by each target species.
Step 5: Draw the corridor on a map.

Step 6: Design a monitoring program.

Evaluating how the potential corridor will accommodate movement by each species (Step 4) is an important step in the process®. It is necessary to consider how likely the animal
will encounter the entrance to the corridor, actually enter the corridor, and follow it to the end. In addition, it is important to note whether there is sufficient concealing cover,
food, and water within the corridor for the animal to reach the full length of the corridor, or whether such elements need to be created and maintained®. Lastly, specific barriers
to movement within the potential corridor must be assessed, including topography, roads and type of road crossing, fences, outdoor lighting, domestic pets, noise from vehicle
traffic or nearby buildings, and other human impacts®.
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Beyond the use of the corridors by wildlife, they can serve as greenways. Greenways go beyond physical connections and include visual linkages. Greenways mostly connect
recreational, natural, cultural, and/or historic areas, but can also serve to provide aesthetic beauty.

A “blueway” or flow way is another type of corridor that can provide movement and habitat for wildlife, especially for aquatic species and wading birds. In addition, flow ways
have been proposed in Southwest Florida to serve as hydrologic and water quality enhancement features.

3 Bond, Monica. 2003. Principles of Wildlife Corridor Design. Center for Biological Diversity.

4 Joshua J. Tewksbury, et al. 2002. Corridors affect plants, animals, and their interactions in fragmented landscapes. Proc Natl Acad Sci U S A. 2002 October; 99(20): 12923—12926. Published online 2002 September
18.

5 Beier, P. and S. Loe. 1992. A checklist for evaluating impacts to wildlife movement corridors. Wildlife Society Bulletin 20:434-440.

PROPOSED WILDLIFE CORRIDOR

As discussed above, six steps should be followed in the designing and monitoring of the effectiveness of wildlife corridors. The first step is to identify the habitat areas the
corridor is designed to connect. The study area presents potential corridors based on its existing conditions. A significant portion of the study area is under public ownership
and managed for wildlife by state and local agencies (Figure 3). These areas can be linked via a wildlife corridor. Habitat types that can be linked via the corridor are Upland
Coniferous Forest (FLUCFCS Code 410), Mangrove Swamps (FLUCFCS Code 612), Wetland Coniferous Forest (FLUCFCS Code 620), and Freshwater Marsh (FLUCFCS
Code 641) in the study area (Figure 2). Linking these habitat types could be accomplished, but it is important first to target which wildlife species the corridors would benefit.

For the study area, an analysis was conducted to determine target species for the wildlife corridor. As previously described, this included analyzing listed species occurrences
that are available from the FWCC and local governments within and adjacent to the study area. The FWCC has databases that include species such as the Florida scrub jay,
red-cockaded woodpecker, bald eagle, Florida black bear, as well as wading bird rookeries. The FWCC also has a database current through 2004 for Florida panther telemetry.
Charlotte County has records for Florida scrub jay habitat and occurrences. Charlotte and Lee County both have records for bald eagle nests. A review of these databases
identified no occurrences for Florida black bear and Florida panther within the study area. As such, movement through the study area by large mammals such as the Florida
panther is not likely to occur. It should be noted that movement through the study area by Florida panther is currently restricted by I-75 and U.S. 41 to the east of the Plan Area.
Potential target wildlife species that utilize the habitat types that could be linked by a corridor in the study area include the Big Cypress fox squirrel (Sciurus niger avicennia),
American alligator (Alligator mississipiensis), red-cockaded woodpecker, wood stork (Mycteria americana), and other listed wading birds (i.e., little blue heron, snowy egret,
tri-colored heron).

Based on literature research, public and government agency input, and site specific conditions, one wildlife corridor is recommended for the study area. The proposed alignment
for the corridor and its potential function are shown on Figure 5. This corridor takes advantage of the existing corridor created by Zemel/Clark’s Canal to create a riparian type
wildlife corridor. The corridor would run along the north side of the existing Zemel/Clark’s Canal from existing public lands on the east side of Burnt Store Road to mangrove
wetlands to the west of the Burnt Store Road. The proposed width of the wildlife corridor is 100 feet to accommodate the identified wildlife species.

Zemel/Clark’s Canal currently contains spoil berms on either side of it. One way to enhance the wildlife corridor would be to remove the berms and create littoral shelf areas
along the canal to provide foraging areas for wading birds. The littoral areas could also serve as water quality enhancement for the stormwater that enters the canal.

In addition to the proposed wildlife corridor, three flow-ways or “blueways” and two greenways are proposed.

With respect to the flow-ways, the northern most flow-way is proposed in response to stormwater drainage concerns raised by the residences of Tropical Gulf Acres. The

BURNT STORE AREA PLAN APPENDICES - ENVIRONMENTAL ANALYSIS 114



cause of the drainage issues has not yet been determined and would require a water management study. One potential reason for the drainage issues is that existing residential
developments in the study area occurred prior to modern storm water management codes and practices. A restored or created flow-way could serve to alleviate stormwater
drainage issues. The proposed flow-way could connect surface water management lakes and on-site wetlands. Littoral shelves could be planted along the proposed flow-way
to provide water quality treatment. The littoral shelves could also provide foraging areas for wading birds. If roads are to be constructed where the flow-way is proposed, the
hydrological integrity of the flow-way can be maintained through drainage crossings. The southern two flow-ways are recommended by FWCC staff and follow existing natural
and man-made drainage systems.

Two greenways are proposed for the study area and are shown on Figure 5. According to Charlotte County staff, the Tern Bay Development Company LLC is proposing
greenways as part of its project.! The Tern Bay project is located on the west side of Burnt Store Road approximately 2.5 miles north of the Lee/Charlotte County line. Due to the
narrow widths of the proposed corridors at Tern Bay they would be significantly limited as wildlife corridors. However, they could serve as greenways to provide visual linkages
and possibly serve small to medium size mammals if crossings were constructed under Burnt Store Road. The two proposed greenways shown on Figure 5 incorporate the two
Tern Bay corridors and potential greenways to the east of Burnt Store Road. Please note that the alignment of the greenway is approximate and should be revised to follow the
Tern Bay final site plans.

! Personal communication with Susie Derheimer, Charlotte County Community Development. December 14, 2004.

GUIDELINES FOR WILDLIFE CORRIDOR, FLOW-WAY AND GREENWAY DESIGN

The following guidelines are intended to assist in the design of the flow-ways, greenway, and the wildlife corridor. More detailed design criteria may be developed based on
site specific conditions at time of local development approval.

1. Human development along the edge of a corridor should form as straight an edge as possible to avoid the potential to trap animals or direct them out of the corridor network
where conflict with humans may result.

2. Corridors proposed for wildlife use should be as wide as possible.
3. Maximize land uses adjacent to the corridor that reduce human impacts to the corridor.

4. If a corridor incorporates a trail for passive recreational use, the trail should be designed per Charlotte County Parks and Recreation standards and the alignment chosen to
minimize impacts to native vegetation.

5. Corridors should incorporate as much existing native vegetation as possible. If feasible, disturbed areas along the corridor should be planted with native trees, shrubs, and
ground cover to provide food and cover for wildlife.

6. Corridor design may have to include buffer zones to reduce undesirable human activities.
7. Flow-ways will be designed to meaner as much as feasible and include wider areas for settling zones and filtering vegetation.

8. At the time of local government approval for projects that abut or include identified flow-ways, maintenance and/or access easements may be required to ensure the County’s
ability to maintain the waterways for surface water management conveyance.

The following additional guidelines are proposed for the designated wildlife corridor:

1. A 25-foot buffer will be established between the corridor and proposed development activities. The buffer will consist of native habitats where these native habitats currently
exists. In areas where native vegetation does not currently exist, native vegetation plantings will be conducted within the 25-foot buffer.
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2. Directional lighting will be utilized within development areas within 50 feet of the corridor. Lighting within 50 feet of the corridor will be shielded and directed away from
the corridor.

3. A conservation easement (or similar binding document) will be required at time of local development approval to ensure the protection in perpetuity of the 25-foot buffer and
corridor. The conservation easement will limit human access to the corridor by prohibiting uses such as structures (gazebos, docks, etc.) within the 25-foot buffer, corridor,
and adjacent canal. Passive recreational uses such as nature trails are acceptable uses within the 25-foot buffer and corridor.

4. A habitat management plan for the 25-foot buffer and corridor will be required at time of local development order approval. The habitat management plan will include details
regarding exotic vegetation removal, native vegetation plantings, and maintenance of the 25-foot buffer and corridor.

WILDLIFE CROSSINGS

A wildlife crossing under Burnt Store Road would be required for the proposed wildlife corridor. The FWCC has guidelines that are useful in designing wildlife crossings under
roadways and are described in the paragraphs below.!? The objectives in designing effective wildlife crossings are to:

1. Provide sufficient air or head clearance

2. Provide sufficient width to make the crossing a more attractive route for the animal than crossing the road elsewhere
3. Avoid the tunnel effect caused by a passage too narrow for the target species to comfortably use

4. Provide sufficient barriers to direct animals to the crossing as the path of least resistance to their travel

Roadway wildlife crossings generally fall into three categories: aquatic crossings, small terrestrial animal crossings, and large terrestrial animal crossings. The proposed wildlife
corridor would require a small terrestrial animal crossing.

Two types of small terrestrial animal crossings exist as undercrossings associated with wetlands and aquatic systems and undercrossings in upland areas. According to the FWCC,
the clearance above grade of either type of crossing should be a minimum of three feet, with four to five feet clearance strongly recommended if small mammals are included as
target species. The width of the undercrossing associated with wetland and aquatic systems should be equal to either the width of the wetland area, plus a 15-foot buffer on each
side, or equal to the width of the intersected roadway grade from toe of slope to toe of slope, whichever is greater. The width of the crossing associated with uplands should be
equal to either the width of the natural upland habitat utilized by the target species and traversed by the roadway or equal to the width of the intersected roadway grade from toe
of slope to toe of slope divided by 10, whichever is less. For example, a 120-foot wide roadway would have a 12-foot wide undercrossing.

Natural wetland and upland substrate should be retained throughout the profile of the crossing. If a culvert is used, the bottom should be buried in and covered with natural soils
and vegetation. Natural vegetation should also be retained on both sides of the undercrossing.

For small terrestrial animal crossings, the FWCC recommends that fencing, a minimum of five feet in height, should be erected parallel to the roadway at the toe of the roadway
slope for the width of the habitat utilized by the target species and traversed by the road.

CORRIDOR MANAGEMENT AND MAINTENANCE

Development of management and maintenance programs for the corridors are essential to ensure the corridor’s success. Responsible entities must be established to implement
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the management and maintenance of the corridors. The responsible entity may be a public agency, such as the Charlotte County Parks and Recreation Department, or a public
and private partnership. Funding sources must be determined for the short- and long-term management and maintenance of the corridor and could come from private developers
for mitigation of their project, grants, or private and public partnerships.

Restrictions on corridor use and activities that may affect the corridor should be developed. Some restrictions on use can include prohibiting use by humans or limit the type of
use (i.e., pedestrian only, no hunting, etc.). If recreational trails are incorporated into the corridor, seasonal or temporal (i.e., time of day) trail closures could be implemented
when wildlife are most sensitive to human disturbance. Limits on domestic animal use could be incorporated in the corridor management, such as keeping dogs on leashes at all
times on trails and remaining on designated trails.

Public involvement in the management and maintenance of the corridor should be encouraged to assist in the long-term success of the corridors. Landowners adjacent to
corridors should be educated about any restrictions associated with corridors and recruited in monitoring the corridors for trespass. Pamphlets can be developed and distributed
and meetings held to educate the public on the importance of the corridor and volunteer opportunities to maintain and manage the corridor. In appropriate locations, educational
signage could be installed regarding the purpose of the corridor, any use restrictions, and wildlife species that potentially use the corridor.

RECOMMENDATIONS

Site specific studies should be conducted along the proposed flow way, greenway/corridor, and wildlife corridor to determining the feasibility of these alignments. It is important
to determine the current and future impediments to the use of these alignments for a flow way, greenway/corridor, and wildlife corridor.

A potential current obstacle to the proposed alignments is that portions of them exist on private property. Public acquisition and/or cooperation from current owners would be
necessary to implement the flow way, greenway/corridor, and wildlife corridor. If a large mammal corridor is desired for the proposed wildlife corridor alignment, public land
acquisition funding to develop the large mammal wildlife corridor should be given the top priority out of all of the corridors. Opportunities for mitigation of projects in the
Burnt Store Area Plan should include purchase of land for preservation along proposed corridors, funding for wildlife crossings under Burnt Store Road, and funding for the
management and maintenance of the corridors.

Other issues to consider would be to determine if there are any prohibitions on land uses or potential land uses that may be permitted adjacent to the alignments that would prevent
them from functioning as a flow way, greenway/corridor, and wildlife corridor. This must be determined through site-specific studies conducted for the corridors.

Management, maintenance, and monitoring programs should be developed for the flow ways, greenway/corridors, and wildlife corridor to ensure their success. The management
guideline should include how domestic animals and human activities may need to be controlled in and adjacent to the proposed flow way, greenway, and wildlife corridor.
Another management decision may be to determine what changes can be made to enhance the use of the corridor (i.e., restoration). A monitoring program would help determine
the success of the corridor and should occur before and after a development project. Data that can be gathered may include wildlife track monitoring and photography. If habitat
enhancement is proposed as part of the corridor, then monitoring the success of the vegetative habitat can be incorporated as part of the monitoring program.
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CHARLOTTE COUNTY REVENUES

REAL PROPERTY TAX REVENUES

The model includes property tax revenues beginning in 2005. Revenues were calculated based on expected home prices, development costs and land-to-value ratios for each type
of development. Unimproved land values were estimated based on local market transactions. Unimproved land is assumed to be agricultural and generating no real property
tax revenues until one year prior to delivery, when unimproved land value was assumed to be reassessed to the current market price of $45,000 per acre (in 2004 dollars). We
calculated reassessed residential unimproved land values by dividing market land prices per acre by estimated density byproduct. We assumed a real property tax rate of $7.28
per $1,000 assessed value, which includes non-school related millage rates for District 161. Based upon the number of homestead exemptions reported to the Property Assessor’s
Office divided by the estimated number of housing units in Charlotte County, as well RCLCo’s estimate of the percentage of residents that will qualify for homestead exemptions,
we have estimated that 60 percent of homes will be occupied by full-time residents and will claim the exemption. Total county real property tax revenues for the 30-year period
2005-2034 were calculated at $424.5 million (see Exhibit 6).

PERSONAL PROPERTY TAX REVENUES

Based on conversations with the Property Assessor’s Office, business personal property in Charlotte County is expected to be taxed at $16 to $17 per $1,000 assessed value.! Office
and retail personal property are taxed at $16.50 per $1,000 assessed value. Assessed value is determined to be 74 percent of market value; this percentage is estimated based on
historical business personal property assessment data as stated in the 2003 CAFR.? Total personal property tax revenues for the 30-year period 2005-2034 were calculated at $3.0
million.

SALES Tax REVENUES

We assumed that sales tax revenues will be generated by purchases of materials for construction in the Corridor, expenditures at retail developed in the Corridor and expenditures
of residents of homes in the Corridor. Sales taxes generated by residents of the project have been calculated based on consumer expenditures of full-time equivalent residents
that will be made within Charlotte County. We determined a full-time equivalency factor of 76 percent by estimating that 60 percent will be full-time (spending 100 percent of
the year in Charlotte County) and 40 percent will be part-time (spending 40 percent of the year in Charlotte County). These expenditures are expected to total $380.9 million over
the 30-year period. Approximately 60 percent of total sales are expected to be taxable,3 based upon County sales tax collections reported to the state of Florida in 2002. RCLCo
estimates that Charlotte County will receive 1.6 percent of taxable sales (1 percent local options sales tax and approximately 0.6 percent under the state allocation of the Half-Cent
Sales tax4). This results in total sales tax revenue of $31.1 million.

MISCELLANEOUS REVENUES

Using the Comprehensive Annual Financial Report for Charlotte County for the fiscal year ended September 30, 2003, we estimated the portion of each type of miscellaneous
revenue that is attributable to residential and non-residential uses, and calculated the average revenues per full-time equivalent resident and per employee. Total full-time
equivalent population includes both full-time population and the full-time equivalency of part-time residents (see Appendix 2). The allocation was then applied to the residents in
the Burnt Store Road Corridor using the 76 percent full-time equivalency factor (see Sales Tax Revenues section above). We included the Governmental Funds found on pages 25
and 26, which are comprised of the General Fund, Transportation Trust Fund, Public Safety Fund, Impact Fees Trust Fund, Sales Tax Extension 2002 Fund and Other Governmental
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Funds, except that we excluded Other Governmental Funds and the Impact Fees Trust Fund. We excluded Other Governmental Funds, which are comprised of the Municipal
Services Benefit Units/Taxing Units that provide maintenance to property owners payable by special assessments, in order to only account for revenue sources that serve the entire
county. We excluded impact fees revenues and expenditures because they are also focused on particular sections of the County. In addition, we excluded revenue sources that
are accounted for separately in the model: ad valorem taxes, sales taxes and development-related licenses & permits. The revenues were then escalated by 3.14 percent using the
Consumer Price Index for all urban consumers in the Southern U.S. according to the Bureau of Labor Statistics from October 2003 to October 2004. The total amount of allocated
miscellaneous revenues is $79.1 million, or $248 per resident and $171 per employee.

In addition, the county will collect building permit fees for the construction of residential units and commercial space. Permit fees were determined using the fee schedule from
the Community Development Department and building valuation data according to the International Code Council, taking account of likely construction types, the Florida cost

modifier, the county fee percentages and estimated unit sizes and commercial square footages. Over the 30-year period, building permit fees are expected to total $3.5 million.

The county collects a recordation tax of $10 for the first page and $8.50 for each subsequent page of each deed, according to the Charlotte County Circuit Court. Assuming each
deed is 2 pages long, the County will receive an estimated recordation fee of $18.50 per deed. Recordation taxes were calculated for both the initial sale of residential units, as well

as subsequent transfers, based on homeowner turnover rates of 9.8 percent.” Over the 30-year analysis period, recordation tax revenues will total $0.46 million.

CHARLOTTE COUNTY EXPENDITURES

EXPENDITURES

Using the Comprehensive Annual Financial Report for Charlotte County for the fiscal year ended September 30, 2003, we estimated the portion of each type of non-educational
operating expenditures and capital outlay that is attributable to residential and non-residential uses, and calculated the average expenditure per full-time equivalent resident and per
employee (see explanation of full-time equivalency factors in Miscellaneous Revenues section of Charlotte County Revenues). In order to account for countywide expenditures,

the Other Governmental Funds were excluded. The resulting total amount of allocated expenditures is $193.7 million, or $397 per employee and $610 per resident (in 2004
dollars).

CHARLOTTE COUNTY SCHOOL REVENUES

REAL PROPERTY TAX REVENUES

We have not assumed any effective revenues to the schools from the real property taxes required under the Florida Education Finance Program (FEFP) program, as these revenues
will not result in any net fiscal benefit to the schools. We have also not included any categorical aid, as this aid is likely to be proportional to number of students and would be
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cancelled out by the additional students living in the Corridor.

The Schools will, however, benefit from other increases in real property taxes as a result of development in the Corridor. These taxes on the office, retail and residential uses will
total $2.904 per $1,000 assessed value, accounting for the discretionary, supplemental discretionary, capital improvement and debt service millage rates reflected in the 2003-2004
Charlotte County School Budget. A 60 percent participation rate in the $25,000 Homestead Exemption is also assumed in the model. Total real property tax revenues for the 30-

year period 2005-2034 were calculated at $169.3 million.

CHARLOTTE COUNTY SCHOOL EXPENDITURES

RCLCo estimated the public school pupil generation rates by level of school based on 2000 Census Public Use Microdata Sample (PUMS) data for the Lee County-Charlotte
County area, and adjusted the rates to reflect Charlotte County only by calibrating the results from the PUMS analysis with the total number of public school students in Charlotte
County. This resulted in total pupil generation rates of 0.28 for single-family detached and 0.12 for single-family attached/multifamily. These pupil generation rates were then
multiplied by the number of housing units of each type expected to be developed in the Corridor and by the estimated per pupil local educational operating expenditures that
are attributable to residential uses of the development. The local share of school operating costs not related to state funding is supported by discretionary and supplemental
discretionary millage rates. We arrived at a best estimate of the local school operating costs by multiplying the above millage rates ($.594 per $1000 assessed value) by the gross
taxable value (page 4-1 of the School Budget) and divided by the total number of students. The resulting total amount of allocated educational operating expenditures is $14.1
million, or $319 per pupil (in 2004 dollars).

The county expects to incur capital facilities costs (including land cost) associated with the new development at a rate of $17,417 per elementary school student, $24,891 per middle

school student and $24,231 per high school student. The resulting total amounts to $35.0 million in educational capital expenditures bonded over 30 years at a 5.5 percent interest
rate.

OTHER ASSUMPTIONS

e Although the county has experienced higher appreciation in recent years, we have assumed a more conservative home price escalation rate of 3 percent per year over the
30-year analysis period.

e We assumed that all other revenues and expenditures will escalate at 2.5 percent per year, based upon conversations with the Budget Office.

e We have also assumed stable millage rates over the 30-year period.
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CRITICAL ASSUMPTIONS

The conclusions and recommendations presented in this report were reached based on our analysis of the information available to us from our own sources and from the client as
of the date of this report. We assume that the information is correct, complete and reliable.

Our conclusions and recommendations are based on certain assumptions about the future performance of the global, national, and/or local economy, as well as that of the real
estate market and on other factors similarly outside either our control or that of the client. To the best of our ability we analyzed trends and information available to us in drawing
these conclusions and making the appropriate recommendations. However, due to the very fluid and dynamic nature of the economy and the real estate markets, it is critical to
continually monitor the economy and the market, and to revisit the aforementioned conclusions and recommendations periodically to ensure that they stand the test of time.

We assume that in the future the economy and the real estate markets will grow at a stable and moderate rate. History tells us that stable and moderate growth patterns are not
sustainable over extended periods of time. Indeed, we find that the economy is cyclical, and the real estate markets are typically very sensitive to these cycles. Our analysis does
not take into account the potential impact that major economic “shocks” could have on the national and/or the local economy, nor does it account for the potential benefits from a
major “boom”. Similarly, the analysis does not necessarily reflect the residual impact on the real estate market and the competitive environment of such boom or shock situations.
We are currently in the midst of an economic recovery, the timing, depth and duration of which are unknown, and which to date has had varying impacts on the real estate market
1n most areas.

Additionally, we assume that economic, employment and household growth will occur more or less in accordance with current expectations, as will other forecasts of trends
and demographic and economic patterns. Along these lines, we are not taking into account any major shifts in the level of consumer confidence; in the cost of development and
construction; in tax laws (i.e., stable property and income tax rates, deductibility of mortgage interest, etc.); or, in the availability and/or cost of capital and mortgage financing
for real estate developers, owners, and buyers. Should any of the above change, there is good reason to believe that this analysis should be updated, and the conclusions and
recommendations summarized herein be accordingly reviewed (and possibly revised).

We also assume that competitive projects will be developed as planned (active and future), and that real estate demand will be met with a reasonable stream of supply offerings.
Finally, we assume that major public works projects occur and are completed as planned.

GENERAL LIMITING CONDITIONS

Every reasonable effort has been made to insure that the data contained in this study reflect the most accurate and timely information possible and it is believed to be reliable. This
study is based on estimates, assumptions and other information developed by RCLCo from its independent research effort, general knowledge of the industry and consultations with
the Client and its representatives. No responsibility is assumed for inaccuracies in reporting by the Client, its agent and representatives or any other data source used in preparing or
presenting this study. This report is based on information that was current as of December 2004, and RCLCo has not undertaken any update of its research effort since such date.
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Our report may contain prospective financial information, estimates or opinions that represent our view of reasonable expectations at a particular point in time, but such information,
estimates or opinions are not offered as predictions or as assurances that a particular level of income or profit will be achieved, that events will occur or that a particular price will
be offered or accepted. Actual results achieved during the period covered by our prospective financial analysis may vary from those described in our report and the variations may
be material. Therefore, no warranty or representation is made by RCLCo that any of the projected values or results contained in this study will actually be achieved.

Possession of this study does not carry with it the right of publication thereof or to use the name of “Robert Charles Lesser & Co., LLC” or “RCLCo” in any manner without first
obtaining the prior written consent of RCLCo. No abstracting, excerpting or summarization of this study may be made without first obtaining the prior written consent of RCLCo.
This report is not to be used in conjunction with any public or private offering of securities or other similar purpose where it may be relied upon to any degree by any person other
than the Client without first obtaining the prior written consent of RCLCo. This study may not be used for any purpose other than that for which it is prepared or for which prior
written consent has first been obtained from RCLCo.
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FISCAL IMPACT STUDY ADDENDUM

At your request, we have analyzed the extent to which bonds to pay for road improvements in the Burnt Store Road Corridor could be paid off by a portion of the positive fiscal
impact of the Burnt Store Road (BSR) projects.

Key Conclusion

Our analysis determined that all of the transportation improvements that have been determined to be necessary for development in the BSR Corridor can be easily financed using
a portion of the net fiscal impact of the projects in the Corridor. In fact, even with the most expensive assumptions regarding road improvements, $525 million in net fiscal benefit
through the term of the last bonds (net present value of $104 million) would still be available for other county purposes.

Assumptions

We have assumed that the road improvements will be financed using 30-year bonds and have included road impact fees as part of the total available revenue for the transportation
improvements, although we did not include them in the fiscal impact analysis we conducted for the corridor. Estimated costs of transportation improvements were provided by
David Plummer & Associates (DPA), the transportation/civil engineering consulting firm for the proposed BSR project. The 30-year analysis period in the fiscal impact analysis
has been extended to 44 years to account for the entire bond repayment period for the various bond series.

The analysis includes revenues generated by development in the Burnt Store Road Corridor beginning in 2005 as indicated in Robert Charles Lesser & Co.’s “Fiscal Impact
Analysis for the Burnt Store Corridor,” dated December 13, 2004. In addition to the specific fiscal benefits as detailed in the Fiscal Impact Analysis report, we have assumed that
road impact fee revenues, generated from development in the corridor, will also be available for transportation improvements in the area and have included these impact fees in
our revenue estimates. Required net bond proceeds were calculated based upon estimated project costs inflated to the year anticipated for the bond issuance, and we have included

costs of issuance, bond insurance and reserve funds to determine the total bond par amount and resultant annual debt service payments. Specific bonding assumptions are on
Exhibits 2 through 5.

Scenarios Analyzed
We conducted the analysis for four road improvement scenarios. The first two scenarios (Scenarios 1 and 2) assume that the four-laning of Burnt Store Road will occur and be paid
for by Charlotte County, as shown in the County’s Financially Feasible Plan. These first two scenarios analyze only those impacts generated specifically by increased development
along the corridor. The second two scenarios (Scenarios 1A and 2A) demonstrate how revenues from the anticipated development can also expedite the availability of funds to
widen Burnt Store Road.

Scenario 1: Construction of a two-lane Tucker’s Grade extension in 2014 and construction of a new north-south road plus an east-west connector in 2019.

Scenario 2: Construction of a two-lane Tucker’s Grade extension in 2014 and widening of Burnt Store Road to six lanes between Tern Bay and the Tucker’s Grade Extension in
2019.
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Scenario 1A: The same as Scenario 1, plus widening of Burnt Store Road to four lanes in 2010.

Scenario 2A: The same as Scenario 2, plus widening of Burnt Store Road to four lanes in 2010.
Results

Based on our analysis, and as summarized in Figure 1 below, over the 44-year analysis period, the cumulative net fiscal impact will far exceed the bond payments require to fund
the estimated transportation improvements under any of the four scenarios (see Exhibits 1-5). Additional revenues that the county has already allocated for Burnt Store Road under
the 2025 Long Range Transportation Plan, and found to be financially feasible, were not included. Inclusion of these already-allotted funds would make the results for Scenarios
1A and 2A even more positive than in our analysis.

Over the period from 2005 through 2048, the anticipated last year of bond payments, only 10 percent-15 percent of the total net fiscal benefit from development in the BSR corridor
will be required to pay for the improvements necessary for the development that are not already in the County’s financially feasible plan. Even if the full cost of the widening
of BSR to four lanes were to be paid for from the net fiscal benefit of development in the corridor, only 24 percent-30 percent of the fiscal benefit will be required to pay for the
transportation improvements. In any of the scenarios, the vast majority of the benefit will still be available for other county needs.
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Figure 1 Summary of Bond Payments for Additional Road Improvements
Avail. For Combined % of
Year of Debt Bond Bond Bond Bond Gross Debt Cumulative
Scenario Improvement Construction Cost 1/ Service Financing Series A Series B Series C Service NH
Tucker's Grade Extension 2014 $14.0M Series A $35,121,877
New 2-Lane Road 2019 $32.6 M Series B $81,783,799
Total $754,747,310 $35,121,877 $81,783,799 $0 $116,905,676 15%
Tucker's Grade Extension 2014 $14.0M Series A $35,121,877
6-Lane Extension 2019 $14.9M Series B $37,379,712
Total $754,747,310 $35,121,877 $37,379,712 $0 $72,501,588 10%
Tucker's Grade Extension 2014 $140M Series A $35,121,877
New 2-Lane Road 2019 $326M Series B $81,783,799
Approved Improvements 2010 $41.7M Series C $112,390,006
Total $754,747,310 $35,121,877 $81,783,799 $112,390,006 $229,295,681 30%
Tucker's Grade Extension 2014 $14.0M Series A $35,121,877
6-Lane Extension 2019 $149M Series B $37,379,712
Approved Improvements 2010 $41.7M Series C $112,390,006
Total $754,747,310 $35,121,877 $37,379,712 $112,390,006 $184,891,594 24%

1/ Dollars includes inflation to the year at which contruction begins, assuming a 2.5% annual inflation rate.
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F. HURRICANE EVACUATION AND DEVELOPMENT DESITIES

1.0 INTRODUCTION

As discussed in the Charlotte County Comprehensive Plan (1997), the ability of residents in low lying coastal areas to safely and effectively evacuate the County
or obtain shelter during a tropical storm or hurricane event guides the land development process with respect to the approval of specific development densities.
As such, density and future zoning of undeveloped tracts of land along the west side of Burnt Store Road in southern Charlotte County were examined relative to
evacuation clearance times. The Comprehensive Plan limits the density of new plats (subdivisions) in the Category 1 Hurricane Vulnerability Zone to 3.5 units
per acre. The Plan also suggests that development densities in other low lying coastal areas of the County could be transferred to other like areas more suitable in
accommodating hurricane evacuation.

The objective of this study is to provide technical information that may be used by Charlotte County planning staff and other governmental officials to better plan
and make decisions for hurricane evacuation along the Burnt Store Road corridor. This study examines the projected influence of a likely 80-unit development
(located in Section 5, Township 42, Range 23E and part of the Burnt Store Area Plan) would have on hurricane evacuation clearance times on the surrounding
roadway network. The likely 80-acre development located west of Burnt Store Road and south of Notre Dame Boulevard was originally approved for a total of
eight (8) dwelling units, with a density equal to 1.0 dwelling unit for every 10 acres. The proposal is to increase the development density on this 80-acre parcel to
1.0 dwelling unit per acre. Under this development intensity, the net difference between the number of approved and the number of proposed dwelling units would
be 72 units (80 proposed units minus 8 approved units equals 72 net units). The rationale for proposing this increase in development density is to explore the
feasibility of transferring densities from other low lying coastal high hazard areas in the County to the proposed parcel. Table 1, shown on this page, provides an
estimate of the number of new vehicle trips that would evacuate the likely development during a tropical storm or hurricane. This table also compares the number
of vehicle trips generated by the likely development with all other vehicle trips originating from the Burnt Store evacuation zone. The vehicle trip estimates shown
in Table 1 are derived from seasonal occupancy and evacuation parameters outlined in the RHEP. As shown in Table 1, the likely 80-acre single-family residential
development is projected to contribute less than four percent of the total number of vehicle trips accessing the Burnt Store Road corridor during a Category 3
hurricane.

Table 1
Summary of Evacuation Vehicle Trips
Deseriotion Number of Evacuation Vehicle Trips
- Dwelling Units Non-Peak Peak
(July) (October)

Net New Development 72 units 75 79
Burnt Store Evacuation Zone! 2,811 units 2,108 2,650
Percent of Total - 3.5% 2.9%

Source: Cater & Burgess, (2005)
'Represents the number of housing units impacted by a Category 3 hurricane (adopted from the RHEP, 2001 Update)
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Note that with the extension of the service area to the west side of Burnt Store Road other properties may also transfer density of 1.0 dwelling unit per acre. However, it is assumed
that development would not occur in a meaningful timeframe do to environmental constraints and placement of those properties in the limited development land use category.

2.0 County-WIDE ASSESSMENT OF HUurRRICANE EvAacuATION

An evaluation of evacuation clearance times was conducted to determine how the Burnt Store evacuation zone compares to other evacuation zones in coastal high hazard areas
of Charlotte County. The Coastal High Hazard Area (CHHA) is defined in the Charlotte County Comprehensive Plan (1997) as locations requiring evacuation in a Category
1 hurricane. The RHEP identifies six (6) hurricane zones that fall under this storm category. The ranking of the time to clear each of the CHHA evacuation zones is shown in
Table 2. The clearance time for each of the CHHA evacuation zones are listed in Table 2 in ascending order, starting from the lowest time needed to clear an evacuation zone and

concluding with the evacuation zone that requires the greatest time to clear.

Table 2
Summary of Hurricane Evacuation Clearance Time, Category 1 Hurricane
Ranking Evacuation P ﬂn&}%aim_ Non-Peak Peak
Zone (July) (October) (July)
1 Burnt Store 0.6 0.7 782 1,020
2 Myakka River 0.7 0.9 2,596 3,396
3 Punta Gorda T3 1.6 9,630 12,508
T4 Barrier [slands 2.0 23 6,005 6,847
T4 Lemon Bay 2.0 23 3,225 3,757
6 Peace River 2.3 25 10,370 11,292
Mobile Homes - . 12,463 22,002
Total 8.9 103 45,070 00,822
Source: RHEP, 2001 Update

Noted in the following are key observations from the clearance time information shown in Table 2:

to clear.

total population in Charlotte County impacted by a storm of this intensity.

This review illustrates the effectiveness of the Burnt Store evacuation zone to clear vehicle trips relative other low lying coastal areas in Charlotte County.

3.0 AssesSMENT OF HURRICANE EvacuaTtioN ALONG BURNT STORE RoAD

Out of the six evacuation zones in Charlotte County susceptible to flooding in a Category 1 hurricane, the Burnt Store evacuation zone requires the least amount of time

The Burnt Store evacuation zone constitutes less than 7.0 percent of total evacuation time needed to clear all evacuation zones in the County during peak season of a
Category 1 hurricane. The number of persons residing in the Burnt Store evacuation zone that would be affected by a Category 1 hurricane is less than 2.0 percent of the

The comparison of clearance times for the six CHHA evacuation zones documented in the preceding section indicated that the Burnt Store evacuation zone is the best for clearing
evacuees. A secondary assessment of hurricane evacuation was conducted to determine if the Burnt Store evacuation would continue to show similar favorable results for a
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Category 3 hurricane. The analysis of Category 3 hurricane conditions was also performed to identify possible sub-regional roadway improvements that could be implemented
to further reduce clearance time along this identified regional hurricane evacuation route.

The Burnt Store Improvement Initiative Partnership retained Carter & Burgess, Inc. in January 2005 to conduct a similar hurricane evacuation study to document regional
clearance times in southern Charlotte and northern Lee Counties. The results of this previous study indicated that it would take as many as 17.3 hours to fully clear evacuation
zones along the Burnt Store Road corridor during a Category 3 hurricane in the year 2005. The study also indicated that clearance times would be reduced by as much as 11.0
hours if Burnt Store Road were widened from a two-lane undivided roadway facility to a four-lane divided roadway facility. The widening of Burnt Store Road to four lanes is
ranked the fifth highest priority project among 32 projects identified in the Charlotte County Cost Feasible Plan'. However, prior to the Burnt Store Area Plan, inadequate funding
was programmed in the Charlotte County Capital Improvement Program (CIP) for four laning Burnt Store Road. The procedure used to conduct the evaluation of clearance time
for a four lane Burnt Store Road scenario and other sub-regional roadway improvements is described in the following.

3.1 Storm Surge Susceptibility and Delineation of Hurricane Evacuation Zones

As documented in the previous assessment of hurricane evacuation, the projected reduction in clearance time on evacuation routes is the primary measure used to assess the
benefit of providing specific sub-regional roadway improvements. Clearance time along an evacuation route will vary according to storm intensity and the path that a storm
follows. Of the three possible storm paths (paralleling, exiting and landfalling), the analysis of a landfalling storm represents a worse case scenario because it exhibits higher
evacuation clearance times in comparison to the two other storm paths. A graphical illustration of tracts of land along the Burnt Store Road corridor geographically depicted
relative to the bands of storm surge susceptibility is shown on page 150.

3.2 Determination of Evacuation Vehicle Trips

After delineating the Burnt Store corridor into specific evacuation zones, the number of vehicle trips projected to evacuate onto the Burnt Store corridor was estimated using the
RHEDP seasonal occupancy and evacuation parameters shown in Table 3. The study parameters in this table are specific to each of the northern Lee County and southern Charlotte
County geographical areas. The Lee County parameters are included in this evaluation because, as the RHEP indicates, there is the likelihood that some of the vehicle trips exiting
the northern Lee County evacuation zones will utilize the Burnt Store corridor to travel through the southern Charlotte County area. These trips will travel through the southern
Charlotte County area to obtain access to I-75 via north Jones Loop Road, or evacuation shelters in the Punta Gorda area. The RHEP identifies the roadway segment from Scham
Road to the Lee County line as a route constriction along the Burnt Store Road evacuation route.

1 Adapted from the Charlotte County-Punta Gorda MPO (Year 2007-2025) Cost Feasible Plan.
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Seasonal Occupancy and Evacuation Parameters

Table 3

Unit Type Non-Peak (July) Peak (October)
Lee County | Charlotte County | Lee County [ Charlotte County
Occupancy Rate:
Single Family 95% 95% 95% 100%
Mobile Home . 43% 43% 75% 75%
Recreational Vehicle 18% 18% 41% 41%
Multi-Family 61% 61% 71% 71%
Duplex 94% 95% 93% 100%
Hotel/Motel 63% 40% 64% 50%
Population/Behavior Parameters:
Persons per Household 2.27 2.23 2.27 2.23
Vehicles hper Household 1.1 .10 1.1
Percent Vz_lcuatm}g . . 100% 100% 100% 100%
Percent Going to Friends or Relatives 13% 13% 13% 13%
Percent Leaving the Region/County 34% 34% 34% 34%
Persons per Vehicle 2.06 2.03 2.06 2.03
Percent Going to Public Shelter 20% 15% 20% 15%

Source: RHEP, 2001

Tables 3a and 3b summarize the origin of the vehicle trips that are projected to travel through the Burnt Store Road route constriction for varying storm intensities. The northern
Lee County trips that travel on Burnt Store Road are projected to combine with trips exiting the adjacent Burnt Store evacuation zone; thereby, increasing overall clearance times
for Burnt Store evacuees. As is seen in Table 3b, as many as 9,200 vehicle trips originating from Lee County are projected to travel on Burnt Store Road during the peak season

of a Category 3 hurricane.

3.3 Clearance Time

As mentioned above, assessing the change in evacuation clearance time with and without a modification to an existing evacuation route is the primary method to quantify
the benefits of providing specific sub-regional roadway improvements. Clearance time is defined as the time needed for evacuees (vehicle trips) to safely exit the County or
obtain public shelter. Clearance time is governed by the roadway capacity of an identified route constriction along an evacuation route. Utilizing the vehicle trip information
summarized in Tables 3a and 3b, hurricane evacuation clearance times were estimated for a No- Build Alternative (without the implementation of alternate sub-regional roadway

improvements) and a Build Alternative (with the implementation of alternate sub-regional roadway improvements).
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2005 Hurricane Evacuation Zone Trip Interaction through Burnt Store Road Route Restriction Point (Non-Peak Season)

Table 3a

Evacuation Zone Vehicle Trips
Storm :
Northern Lee County Evacuation Zones
Category Burnt Store Total
Evacuation Evacuation Zone Outer Pine Upper All Zones
INorthwest Cape Coral Islands Island Capiiva

Tropical, T 106 106
Category 1 386 164 3,728 267 4,545
Category 2 1,527 1,729 164 5,918 267 9,605
Category 3 2,033 1,729 164 5,918 267 10,111

Source: Carter & Burgess, Inc. (2005)
Note: Vehicle trip estimates for each ascending storm category includes the vehicle trips from the preceding storm category.

Table 3b
2005 Hurricane Evacuation Zone Trip Interaction through Burnt Store Road Route Restriction Point (Peak Season)
Evacuation Zone Vehicle Trips
Storm :
Northern Lee County Evacuation Zones
Category Burnt Store Total
Evacuation Evacuation Zone Trtia T Upper All Zones
INorthwest Cape Coral Islands Island Capiiva

Tropical, T 106 106
Category 1 503 166 4,559 268 5,496
Category 2 2,021 1,966 166 6,768 268 11,189
Category 3 2,571 1,966 166 6,768 268 11,739

Source: Carter & Burgess, Inc. (2005)
Note: Vehicle trip estimates for each ascending storm category includes the vehicle trips from the preceding storm category.

The two Build Alternatives examined in this study are described as follows:

Extend Green Gulf Boulevard/Tucker’s Grade (at US 41) to the west to form a new connection with Burnt Store Road. This new access point could provide motorists
evacuating the Burnt Store evacuation zone the opportunity to access I-75 via Tucker’s Grade, rather than requiring evacuees to travel several miles on an existing

capacity constrained (two-lane) Burnt Store Road corridor to access I-75 via North Jones Loop Road.
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*  Widen Burnt Store Road from a two-lane to a four-lane roadway facility from the Lee County line to US 41. It should be noted that a proportionate share of the mitigation
costs for this roadway improvement may be financed through the planned development in the Burnt Store Area Plan.

The hurricane evacuation clearance times for the Build alternatives were evaluated either by assessing the reduction in traffic traveling on Burnt Store Road as a result of the
redistribution of traffic to an alternative east-west route, or by quantifying the reduction in clearance time after providing additional roadway capacity. A summary of the results
of this analysis is discussed in the following section.

3.4 Comparison of Clearance Time with and without Proposed Sub-Regional Roadway Improvements

In order to assess the benefits of providing specific roadway improvement, an analysis of hurricane evacuation clearance time was performed for both the No-Build and Build
alternatives. The No-Build alternative represents the time required to clear the Burnt Store evacuation zones without implementing any sub-regional roadway improvements.
The Build alternative indicates the projected hurricane evacuation clearance times if the sub-regional roadway improvements described above were implemented. The difference
between clearance time with and without the proposed improvements provides an indication of the benefits of the proposed improvement in reducing evacuation times during a
tropical storm or hurricane event.

Table 4a summarizes the results of the comparison of clearance time with and without the proposed sub-regional improvement implemented on Burnt Store Road during the peak
season of a Category 3 hurricane. The clearance time estimates in this table do not include vehicle trips originating from northern Lee County. As was previously documented
in Table 1, the Burnt Store Evacuation zone is evaluated with respect to the other five coastal high hazard areas in the County. Of the six evacuation zones in the CHHA, the
Burnt Store evacuation zone exhibits the second lowest clearance time (3.8 hours). If Burnt Store Road is widened to four lanes, clearance time would be reduced to 1.4 hours.
Moreover, if Burnt Store Road is widened to four lanes and Tuckers Grade is extended to form a connection with Burnt Store Road, then the Burnt Store evacuation zone would
be tied with the Myakka River evacuation zone for the least clearance time (0.9 hours). It should be noted that the Myakka River evacuation zone has the least clearance time due
to its close proximity to the Charlotte County/Sarasota County line.

Table 4b summarizes the results of the comparison of clearance time with and without proposed sub-regional improvements implemented on Burnt Store Road, and includes
vehicle trips originating from northern Lee County. With the influence of vehicle trips from northern Lee County, the Burnt Store evacuation zone is projected to be the least
desirable zone for clearing evacuees. This is anticipated, as a two-lane roadway facility would be insufficient to accommodate both local and regional evacuation trips on Burnt
Store Road. If Burnt Store Road is widened to four lanes, clearance time for the Burnt Store evacuation zone is improved substantially (6.3 hours). The Burnt Store evacuation
would then be considered the second best evacuation zone in the CHHA to clear vehicles during a Category 3 hurricane. If Tucker’s Grade extension and four laning of Burnt
Store can be implemented, clearance time for the Burnt Store evacuation zone can be reduced to as little as 5.9 hours. Similar to a Category 1 storm, the results of this analysis
indicate that development in the Burnt Store evacuation zone is preferable if Burnt Store Road can be widened to four lanes from the Lee County Line to just north of the US 41
intersection.
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Table 4a

Summary of Hurricane Evacuation Clearance Time for Coastal High Hazard Areas of Charlotte County
(Peak Season of a Category 3 Hurricane)

Ranki Evacuation Zone Restricting Point Restricting Point/ Clearance Time Evacuation Time to Clear
& Proposed Improvement (Hours) Vehicle Trips (per 1,000 Persons)

1 Myakka River SR 776 from Cornelius Boulevard to US 41 0.9 1,650 0.55
2 Burnt Sore Road from Sham to Lee County 3.8 1.48
2) Bumnt Store . Widen Burnt Store Road to Four Lanes (1.4) 2,571 (0.54)
[2] . Tuckers Grade Extension [2.2] [0.86]
{T1} . Four Lanes and Extension {0.9} {036}
T3 Barrier Islands SR 776 East from Sarasota County to CR 777 7.7 1,126 6.83
T3 Lemon Bay SR 776 East from Sarasota County to CR 777 7.7 617 12.48
5 Punta Gorda US 17 from Desoto County to Washington Loop North 10.8 2,052 5.26

6 Peace River CR 39 (Toledo Blade Boulevard) and Kings Highway 154 2,785 5.53
Total 46.3 10,801 4.29

Source: Carter & Burgess, Inc. (2005)
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Table 4b

Summary of Hurricane Evacuation Clearance Time for Coastal High Hazard Areas of Charlotte County
(Peak Season of a Category 3 Hurricane with I.ee County Trips)

Ranki Evacuation Zone Restricting Point/ Clearance Time Evacuation Time to Clear
& Proposed Improvement (Hours) Vehicle Trips (per 1,000 Persons)
1 Myakka River SR 776 from Cornelius Boulevard to US 41 0.9 1,650 0.55
2 Barrier Islands SR 776 East from Sarasota Count to CR 777 7.7 1,126 6.83
2 Lemon Bay SR 776 East from Sarasota Count to CR 777 7.7 617 12.48
4 Punta Gorda US 17 from Desoto County to Washington Loop North 10.8 2,052 5.26
5 Peace River CR 39 (Toledo Blade Boulevard) and Kings Highway 15.4 2,785 5.53
6 Burnt Sore Road from Sham to Lee County 17.3 1.47
2) Bumnt Store *  Widen Burnt Store Road to four lanes (6.3) 11,739 (0.54)
[5] *  Tuckers Grade Extension [14.0] [1.19]
{2} e Four lanes and Extension {5.9} {0.50}
Total 54.3 16,369 3.32

Source: Carter & Burgess, Inc. (2005)
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4.0 SuMMARY AND CONCLUSIONS

A supplemental traffic analysis was conducted using the methodology and procedures of the Regional Hurricane Evacuation Plan to evaluate existing hurricane evacuation
patterns in coastal high hazard areas of Charlotte County. This analysis was undertaken to evaluate hurricane evacuation clearance times along the Burnt Store Road corridor
relative to clearance times for other coastal high hazard areas in Charlotte County. An additional examination was performed to assess current hurricane clearance times with and
without subregional roadway improvements implemented on Burnt Store Road, which include widening Burnt Store Road to four lanes from the Lee County Line to US 41, and
extending the existing Tucker’s Grade roadway alignment to the west to form a new east-west connection between US 41 and Burnt Store Road. A list of the key findings from
this study of hurricane evacuation along the Burnt Store Road corridor is shown below:

»  The likely 80-acre residential development is estimated to contribute less than four percent of the total number of vehicle trips that would evacuate the Burnt Store
evacuation zone during a Category 3 hurricane.

*  During a Category 1 hurricane, the current regional hurricane evacuation plan indicates that the Burnt Store evacuation zone requires the least amount of time to clear
all evacuees when compared to all other coastal high hazard areas in Charlotte County.

*  The number of residents in the coastal high hazard areas of the Burnt Store evacuation zone that would be affected by a Category 1 hurricane is less than two percent of
all evacuees of coastal high hazard areas of Charlotte County.

»  For a Category 3 hurricane during peak season, the Burnt Store evacuation zone ranks second overall out of the six coastal high hazard areas in Charlotte County, with
a clearance time of 3.8 hours. If Burnt Store Road is widened to four lanes and Tuckers Grade extension is implemented, then the Burnt Store evacuation zone would
exhibit an equivalent clearance time to the highest ranked evacuation zone, Myakka River.

»  Ifvehicle trips originating from Lee County are considered in the analysis of clearance time, then it is essential that at least the improvement to widen Burnt Store Road
to four lanes is provided to increase the ranking of the Burnt Store Corridor from the least desirable to the second best evacuation zone in coastal high hazard area.

The results of this evaluation of hurricane evacuation in southern Charlotte County indicate that a significant benefit can be achieved in terms of reduced clearance time for
residents of the low lying coastal areas along the Burnt Store Road corridor with the widening of Burnt Store Road to four lanes. If this widening can be implemented together with
the extension of Tucker’s Grade, then the Burnt Store evacuation zone would be considered one of the best locations in Charlotte County for a possible transfer of development
density. It should be noted that given the lower magnitude of vehicle trips generated by the likely 80-acre development, a potential transfer of development density should not
have a significant impact on evacuation clearance times along the Burnt Store Road corridor.
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DESCRIPTION
Parcel in
Township 42 South, Range 22 East,
Township 42 South, Range 23 East, and
Township 42 South, Range 24 East,
Charlotte County, Florida

A tract or parcel of land lying in Township 42 South, Range 22 East, Township 42 South, Range 23 East and Township 42 South, Range 24 East,
Charlotte County, Florida, said tract or parcel being more particularly described as follows:
All of Sections 13, 24, 25 and 36, Township 42 South, Range 22 East.
AND
All of Township 42 South, Range 23 East, lying Westerly of the Westerly right of way line of Tamiami Trail (State Road No. 45).
LESS AND EXCEPT
All of Sections 6 and 7, and the North Half (N-1/2) of the Northeast Quarter (NE-1/4) and the Southeast Quarter (SE-1/4) of the
Northeast Quarter (NE-1/4) and the North Half (N-1/2) of the Southwest Quarter (SW-1/4) of the Northeast Quarter (NE-1/4) and
the North Half (N-1/2) of the South Half (S-1/2) of the Southwest Quarter (SW-1/4) of the Northeast Quarter (NE-1/4) of Section 5,
Township 42 South, Range 23 East lying westerly of the westerly right of way line of Burnt Store Road.
AND
Sections 19, 30, 31 and 32, Township 42 South, Range 24 East, lying Westerly of the Westerly right of way line of Tamiami Trail (State
Road No. 45).
All being in Charlotte County, Florida.

Scott A. Wheeler (For The Firm)
Professional Surveyor and Mapper
Florida Certificate No. 5949
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BURNT STORE FROM 1A

ning.

About a month ago, the
study team met with the board
of the South County Coalition,
a 10-member consortium of
property owners associations.

“We basically see (develop-
ment) as inevitable,” said coali-
tion president Dr. David Ph-
elen. “We just want to make
sure that when it does occur,
it's happening within the regu-
latory confinements of the city
or the county.”

County officials have said in
the past that the four-laning of
the road could be 10 to 20 years
away. The coalition is excited
that the road may be widened

" sooner than had been expect-

ed, Phelen said.

County officials have long
said that they needed to devel-
op a master plan for the corri-
dor. But with so many other
projects in the works — and
even more since Hurricane
Charley blew through two
months ago — such a study
was low on the county’s list of
priorities.

Bonita Bay and the other
landowners decided to under-
take the study themselves and
divwy up the more than
$250,000 cost. County plan-
ners are working with develop-
ers on the study, and both sides
will eventually present a plan
to the County Commission.

County Commissioner
Adam Cummings said he has
mixed feelings about the under-
taking.

“I suspect that what we’ll see
will be largely a developers’
plan, and I guess we'll have to
look at it with that in mind,”
Cummings said.

But he said some good ideas
can still come from the effort.

“We're really not trying to
contro] the vision of what the
community is going to be,”
DeLisi said.

The public-private approach
is new to Charlotte County. Bo-
nita Bay, which has partnered
with Lee and Collier counties

on’ development projects, fis

willing to donate right-of-way
for the road widening, and fo
help the county manage the
road's drainage, DeLisi said. §

Developers may also have fo
help pay for the road if they
want the widening project o
happen soon, County Adminis-
trator Bruce Loucks said. i

Aside from costs, buildigg
new communities along Burtit
Store faces several hurdles. ¥

The lands under study afe
outside the urban service arga,
the region the county has desig-
nated for growth. Toaccommp-
date new communities, coqn—
missioners may have to altér
the county’s growth managg-
ment plan, which encourag
compact development to d
courage sprawl.

Also, the lands are zoned fbr
agricultural use, which aIImi«
just one home for ever y 0
acras. To increase density, de
velopers would have to take ai;i
vantage of a county ordinance
that lets developers shufile
velopment rights around uid
have the land rezoned. i

County regulations set out
two methods for increasifg
density. A developer can traris-
fer development rights trom
land where the county wants
to prevent development, or de-
velopers can pay the county
about $3,700 for each residep-
tial unit. That money would
to preserve other lands. i

DeLisi said Bonita Bay maly
use the second method, spend-
ing $7.5 million to $8 million for
2,000 or more units. '

Bonita Bay hasn’t come up
with a specitic plan for the de
velopment, he said.

Residents will iave an oppd-
tunity to offer opinions on the
study at a public workshop
starting at 6:30 p.m. Oct. 26 at
the Fricndship United Method-
ist Church, 12275 Paramouht
Drive in Tropical Gulf Acresi’

In addition to the four-lap- -

ing project, the corridor study
will also identify roads thm
could provide an east-west Tizik
between Burnt Store Road aéd
US. 4L, 3
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OUR VIEW

Developers’ idea
to work with county
an encouraging sign

e see only positives in the recent
Wenlreaty made by developers who own
land surrounding Burnt Store Road.

In case you missed it, a group headed by
officials with Bonita Bay Group has
approached the county, the Metropolitan
Planning Organization and environmental
groups about its ideas for developing thou-
sands of acres of land along the Burnt Store
Road corridor. What is unusual about this is the
fact the developers — contrary to a popular
stereotype — are taking impacts on the envi-
ronment to heart and offering to front their
own money to help with infrastructure costs.

Perhaps developers are waking up to the idea
that taking care of the environment and
guaranteeing adequate infrastructure —
especially roads that can handle a sudden
increase in population — is as much a benefit
to them as local governments. Despite argu-
ments to the contrary, developers haven't
always been interested in making sure pristine
waters and green belts are left untouched or
that roads can adequately handle the amount
of traffic their new gated communities and
high rises create.

That has always been a short-sighted way of
looking at things. After all, clients would be
more likely to buy-— and better served — if
they do not have to fight traffic congestion and
if they have commercial areas providing basic
needs that are convenient to them.

The Bonita Bay Group is heading up the
project, but the massive developer is not the
sole participant, or necessarily the originator,
of the idea. The group calls itself the Burnt
Store Improvement Initiative, and among its
ideas is to offer right-of-way for the widening
of Burnt Store Road and to pay for drafting a
plan to improve that road and possibly connect
it with a similar corridor originating in Lee
County. The finished product would not only
serve the 6,000-or-so new residents along the
road but would provide a hurricane evacuation
route. .

The BSII group is also working with the MPO
and the Charlotte Harbor National Estuary
Program to make sure potential development
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will help — not hurt — the natural “sheet flow”
of water into the harbor.

Charlotte County commissioners are wisely
taking a cautious approach to the whole
scenario, but there is some optimism.

The trade off for all the considerations and
financial help from developers would be to
allow rezoning and possibly to change the
county’s comprehensive plan. Those are big
steps and the county must tread carefully.

Still, it is encouraging to see developers
willing to compromise, consider impacts to the
environment and invest more of their own
money when making long range plans. If
everything we hear comes to pass, it could be a
model for cooperation between local govern-
ments and developers in the future.

How to contact your legislator
Here are the addresses and phone numbers
for state legislators and Congressmen:

* Sen. Bob Graham, D-Fla., 524 Hart Senate
Office Building, Washington, D.C, 20510; Ph.
202-224-3041; e-mail:
bob_graham.@graham.senate.gov

* Sen. Bill Nelson, D-Fla., 818 Hart Senate
Office Building, Washington, D. C., 20510; Ph.
202-224-5274; e-mail: not established.

* Rep. Katherine Harris, R-13th District,
Sarasota, Fla., 116 Cannon House Office
Building, Washington, DC 20515; call: 202-225-
5015

* Rep. Mark Foley, R-16th District, West Palm
Beach, Fla.,104 Cannon HOB
Washington, DC 20515; call: 202-225-5792, 202-
225-3132 (fax) e-mail through the web page:
www.house.gov/foley/mail.npm

* Rep. Adam Putnam, R-12th District, 506
Cannon House Office Building, Washington,
DC, 20515-0912; call: 202-225-1252 Fax: 202-
226-0585

* Rep. Porter Goss, R-14th District, 20000
Main St. Suite 303, Fort Myers, Fla. 33901; ph.
941-332-4677; e-mail:
porter.goss@mail house.gov

* Gov. Jeb Bush, Florida Capitol Building, 402
S. Monroe St., Tallahassee, Fla. 32399; 850-488-
4441 or e-mail: jeb@myflorida.com

* Sen. Lisa Carlton, R-Sarasota, 310 S.0.B. 404
Monroe St., Tallahassee, Fla. 32399; Ph. 850-
487-5081; e-mail:
carlton.lisa.web@leg.state.fl.us

* Rep. Jerry Paul, R-Englewood, 4456 Tamia-
mi Trail, B14, Port Charlotte, Fla. 33980; ph.
941-764-1100; 850-488-0060 (Tallahassee); e-
mail: paul.Jerry@leg.state.fl.us
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OPINION

EDITORIALS

Preparing for the inevitable

County chooses the best course for Burnt Store Road

emand for growth doesn’t always

occur where county planners

would prefer. For instance, Char-
lotte County planners would probably pre-
fer not to see widespread development
along Burnt Store Road, a narrow, two-lane
road outside the county’s main urban ser-
vice area. , ‘

But demand for development along the
Burnt Store corridor is growing. The coun-
ty can either fight it, or work with develop-
ers to manage it and thereby control the
growth as much as possible.

On Tuesday, the county commissioners
took the second route. They agreed to give
a developer planning an 1,800-unit project
impact fee credits in exchange for the devel-
oper paying to widen two miles of Burnt
Store Road to four lanes.

This is the first indication that the county

BURNT STORE AREA PLAN

will go along with a plan put together by a
coalition of landowners and developers for
the Burnt Store corridor. That plan would
speed the widening of the entire seven
miles of Burnt Store Road from U.S. 41 to
the Lee County line.

The plan also calls for commercial nodes
to provide: shopping and services for resi-
dents and cut down on trips to Punta Gorda
and Cape Coral; wildlife corridors; and an
extension of Tuckers Grade to provide a di-
rect link between Burnt Store and I-75.

Burnt Store Road’s location between Pun-
ta Gorda and Cape Coral and the access it
offers to undeveloped waterfront property
guarantees a strong demand for growth.
Charlotte County is doing well by prepar-
ing for the inevitable, and working with de-
velopers to provide infrastructure and plan-
ning to handle the growth that will come.
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