Exhibit C: Historical Aerial

477



Fe ¥ T

e L kLA LLLE




F { JERY

& 3 L . "’*';'*"d:f

nt\y A \"'x'.;: i 4 =
= ; ol < e N i

£ 3 L A { A 2 | ' |

3 d al ‘ ! :::-'.. s ’ ; 3 ‘,

b g




Exhibit D: Soils Map
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Exhibit E:
Florida Land Use Cover Classification System
(FLUCCS) Map
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Mariner Village Square
FLUCCS Map
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Florida Land Use Cover Classification System (FLUCCS)
Total Site Area: 883,434 sf/ 20.28 ac.

*‘ Existing Developed Area: 81,078 sf/1.86 ac.
OoSW (Other Surface Waters): 69,956 sf/ 1.61 ac.

FLUCCS #192 (Inactive Urban Land): 564,015 sf/ 12.94 ac.

FLUCCS #411 (Pine Flatwoods): 129,256 sf/2.97 ac.

FLUCCS #641 (Freshwater Marsh): 39,129 sf/0.90 ac.



Exhibit F: Agency Correspondence
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Morris Crady

From: Huffman, Jessica <jhuffman@sfwmd.gov>
Sent: Tuesday, November 19, 2019 12:23 PM

To: lleanard@bowmanconsulting.com; Morris Crady
Subject: 190520-1438; Mariner Village Sqaure

Good afternoon Lisa,

After a review of the 2" RAI response for the referenced application, there are various comments that still
need to be addressed. Please review the following and provide answers as soon as possible in order to

complete our review:

Since the 2™ RAI response submitted on October 28, 2019 was not a complete response, | ask that you upload a letter
to ePermitting indicating that the response was not meant to be a full response the RAI and you would like to retract
the previous response. This will reset our timeclock and allow us to coordinate with you until a full response can be

achieved.

1) The application fee ($5,500) has not been received. Please note an application cannot be considered

complete until the appropriate application fee is received.

2) Will dewatering be required? If so please indicate whether dewatering will qualify for a General

Permit by Rule or if a dewatering permit will be required.

3) To demonstrate that the areas to be placed under easement are free and clear of easements or other
encumbrances that could be inconsistent with the purpose of the conservation easement (liens, utility
lines, roadways, flow ways, mineral rights, etc.), please provide an Ownership and Encumbrance
report from a title company. Any encumbrances that are inconsistent with the easement must be
resolved prior to issuance of the permit.

4) Please update the work schedule to remove specific calendar dates by replacing it with the one below:

ACTIVITY SCHEDULE APPROX. TIMEFRAME (no later than)
1. Baseline Monitoring Report 30 days after permit issuance
2. Submit Recorded Conservation Easement 30 days after permit issuance
3. Control Structures Construction/Temporary 6 months after permit issuance
impact Restoration
4. Submit First Monitoring Report 1 year after permit issuance
5. Submit Second Monitoring Report 1 year after report 1
6. Submit Third Monitoring Report 1 year after report 2
7. Submit Fourth Monitoring Report 1 year after report 3
8. Submit Fifth Monitoring Report 1 year after report 4

After the initial five-year monitoring period, the Conservation Easement may be subject to periodic
review and, If conditions warrant, will be subject to further monitoring and maintenance to ensure
environmental integrity, consistent with the provisions of this Plan.

Thank you,
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JESSICA HUFFMAN

Environmental Analyst 2

Environmental Resource Bureau | Regulation Division
South Florida Water Management District

316 NW 5 Street., Okeechobee, FL 34972

Phone: (863) 462-5260, x3018

jhbuffman@sfwmd.gov

To electronically submit a new application or a response to a request for additional information, go to:

sfwmegov/ePermitting

NoOTE:

While the District supports that it is commonplace and convenient to collaborate via email during the pre-
application/application process, Permit Applications and Responses to a Request for Additional Information (RAI)
submitted via email are not an official submittal (Section 4.4 of Environmental Resource Permit Applicant’s Handbook
Volume 1). For timely and efficient processing of permit applications and RAI responses, please submit online using
ePermitting (link above).

Please note that Florida has a broad public records law and that all correspondence via email may be subject to
disclosure.
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Morris Crady

From: Huffman, Jessica <jhuffman@sfwmd.gov>

Sent: Monday, October 28, 2019 9:.07 AM

To: Morris Crady

Subject: RE: Mariner Village Square Phase 2 master and final site plan
Morris,

Based on the provided documents, it appears the wetland line matches what the District verified in the field.

| JESSICA HUFFMAN
Environmental Analyst 2
| Environmental Resource Bureau | Regulation Division
South Florida Water Management District
316 NW 5% Street., Okeechobee, FL 34972
Phone: (863) 462-5260, x3018

ihuffman@sfwmd.gov

To electronically submit a new application or a response to a request for additional information, go to:

__._sréumqf_gav/erzZﬁig’q_Q\

NorTE:

While the District supports that it is commonplace and convenient {o collaborate via email during the pre-application/application
process, Permit Applications and Responses to a Request for Additional Information (RAI) submitted via email are not an official
submittal (Section 4.4 of Environmental Resource Permit Applicant's Handbook Volume I). For timely and efficient processing of
permit applications and RAI responses, please submit online using ePermitting (link above).

Please note that Florida has a broad public records law and that all correspondence via email may be subject to disclosure.

From: Morris Crady <mcrady@lucidodesign.com>
Sent: Tuesday, October 22, 2019 4:12 PM
To: Daniel Saskowsky <dsaskowsky@bellsouth.net>; Huffman, Jessica <jhuffman@sfwmd.gov>; Shawn Mccarthy

<smccarth@martin.fl.us>
Subject: RE: Mariner Village Square Phase 2 master and final site plan

Thanks Dan.

Shawn,

We are in the process of obtaining the SFWMD permit, which will be attached to the PAMP upon receipt. The original
wetland JD that is shown on the approved master plan was accepted.

Jessica,

Please confirm the wetland jurisdictional determination per our site visit as shown on the attached plans and documents

or provide a preliminary JD letter as requested by Shawn.

Thank you!



Exhibit G: Final Site Plan & Landscape Plans
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Exhibit H: Hlustrations of Preserve Area
Boundary Markers and Signs
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Exhibit J: Firewise Toolkit
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FIREWISETOOLKIT g g
#-> FIREWISE PRINCIPLES m mm |

A guide to Firewise principles

= e

‘THE FIREWISE COMMUNITIES PROGRAM
provides homeowners with simple and easy
steps to help reduce a home's wildfire risk
by preparing ahead of a wildfire. These steps
arc ronted in principles based on solid fire
science research into how homes ignite. The
research comes from the warld's leading
fire experts whose experiments, models and
data collection are based on some of the
country's worst wildland fire disasters.
Below are Firewise principles and tips
that serve as a guide for residents:

When it comes to wildfire risk, it is not
a geographical location, but a set of
conditions that determine the home's
ignition potential in any community.

Wildfire behavior is influenced by three
main factors: topography (lie of the land),
weather (wind speed, relative humidity and
ambient temperature) and fuc! (vegetation
and man-made structures). In the event of
extreme wildfire behavior, extreme weather
conditions are normally

present, like extended drought, high winds,
low humidity and high temperature, cou-
pled with excess fuel build up including the
accumulation of live and dead vegetation
material. Additionally, the inherentlie of
the land influences the intensity and spread
a fire takes, Fires tend to move upslope, and
the steeper the slope the faster it moves.

Of these three factors, fuel is the one we
can influence.

Debris like dead leaves and pine necdles
left on decks, in gutters and strewn across
lawns can ignite from {lying embers. Fire
moving elong the ground’s surface can
*“ladder” into shrubs and low hanging tree
limbs to create Jonger flames and more
heat. If your home has flammable features
or vulnerable openings, it can also serve
as fuel for the fire, and become part of a
disastrous chain of ignitions to other sur-
rounding homes and structures.

A home's ignition risk is determined

by its immediate surroundings or its

“home ignition zone” and the home's
construction materials.

According to fire science re-
search and case studies, it's
nat where a home is located
that necessarily deter-
mincs ignition risk, but
the landscape around
it, often referred to as
the “home ignition
zone." The homeigni-
tion zone is defined as
the home and its im-
mediare surroundings
up to 200 feet (60 m).

The Firewise Communities Program
provides tips for reducing wildfire risk
based on the home ignition zone concept:

Home Zone: Harden your home against
wildfire. This includes fences, decks,
porches and other attachments. From
the point of view of a fire, Ifit's attached
to the house it is a part of ihe house,
Non-flammable or low flammability
construction materials—especially for
roofs, siding and windows—are recom-
mended for new homes or retrofits. Keep
any flammables, including plantings and
mulch out of the area within 5 feet of
your home's perimeter.

Zone 1: This well-Irrigated area en-

circles the structure for at least 30 feet

on all sides including decks and fences,
and provides space for fire suppression
equipment in the event of an emergency.
Lawns should be well maintained and
mowed. Plantings should be limited to
carefully-spaced low flammability species.
In particularly fire prone areas, non-flam-
mable mulch should be considered.

Zone 2: This area encircles 30 - 100 feet
from the homne. Low flammability plant ma-
terials should be used here. Plants should
be low-growing and the irrigation system
should extend into this section. Shrubs and
trees should be fimbed up and spaced to
pravent crowns of trees from touching.

Zone 3: This area encompasses 100 -
200 feet from the home. Place low-grow-
ing plants and well-spaced trees in this
area, remembering to keep the volume of




Zone 4: This furthest zone from the struc-
ture is a natural area. Selectively prune
and thin all plants and remove highly
flammable vegetation.

Homeowners can and must take pri-
mary responsibility for wildfire safety
action around the home,

There are not enough fire fighting resourc-
€s to protect every house during severe
wildfires, and with shrinking budgets it
means we need to do more with less, Fire
fightéys are trained to safely and efficienty
suppress wildland fires, but their effective-
ness is reduced when they must sweep
decks, move wood piles and patio furni-
ture while trying to fight a fire. According
to fire science research, individual efforts
do make a differencc cven in the face of a
catastrophic wildfire.

The following steps are outlined by the
Firewise program to reduce home ignition
risk, based on this principle:

* Prune low hanging limbs to reduce lad-
der fuels

= Clean roofs and gutters of pine needles
and dead leaves

» Keep flamrable plants and mulches
at least 5 feet away from your home’s
perimeter

» Use low-growing, well pruned and fire-
resistive plants around home

= Screen or box-in areas below patios and
decks with wire screening no larger than
1/8-inch mesh

» Sweep decks and porches clear of fallen
leaves

» Move woodpiles away from the home
during non-winter months

» Bring doormats and furniture cushions
inside when an area Is threatened by a
wildfire
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*» Close garage doors when leaving your
home in the event of an evacuation

We all have a role ta play in protecting
ourselves and others.

Your hame ignition zone extends up to
200 feet—~and it's quite common to have
neighbors whose home ignition zone
overlaps yours. Buildings closer than 100
feet apart can ignite one another if they are
in flames. In addition, many communities
have commonly owned property, including
natural or wooded areas that can pose fire
risks to all. This means that to be most effec-
tive, nelghbors need to work togetherand
with thelr local fire service to achieve greater
wildfire safety.

Together, community residents can
work with agencies and elected officials to
accomplish the following:

» Ensure that homes and neighborhoods
have legible/clearly marked street
names and numbers

» Create “two ways out” of the neigh-
borhood for safe evacuation during a
wildfire emergency

« Create phone trees to alert residents
about an impending fire

« Review any existing community rules or
regulations on vegetation management
and construction materials to seeif they
are “Firewise-friendly”

* Use the “Ready, Set, Gol" program with
the fire department to educate neighbors

» Use tha Firewise Communities/USA®
Recognition Program to create and
implement an ongolng action plan that
will also earn the neighborhood national
recognition for thelr efforts

LEARN MORE about
how to keep families
safe and reduce
homeowners' risk for
wildfire damage at

W

ADDITIONALLY,
complimentary
brochures, booklets,
pamphlets, videos and
much more can be found
on the information and
resources page of the
website and ordered
online through the
Firewise catalog,
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Firewise tips checklist for homeowners

Ez== : = = =

WILDFIRE DOESN'T HAVE TO BURN everything in its path. In fact, cleaning your property of debris and
maintaining your landscaping are important first steps to helping minimize damage and loss.

The work you do today can make a difference. Follow these simple actlon steps now and throughout the year
to prepare and help reduce the risk of your home and property becoming fuel for a wildfire:

[ Clear leaves and other debris from gutters, eaves, [T] Keep your fawn hydrated and maintained. lf it is
porches and decks. This prevents embers from brown, cut it down to reduce fire intensity. Dry
igniting your home. grass and shrubs are fuel for wildfire.

Remove dead vegetation from under your deck [J Don't let debris and lawn cuttings linger. Dispose

and within 10 feet of the house. of these items quickly to reduce fuel for fire.
] Remove anything stored underneath decks or [ Inspect shingles or roof tiles. Replace or repair

porches. those that are loose or missing to prevent ember
penetration.

Screen or box-in areas below patios and decks

with wire mesh to prevent debris and combus- O Cover exterior attic vents with metal wire mesh

tible materials from accumulating. no larger than 1/8 inch to prevent sparks from
entering the home.

Remove flammable materials (firewood stacks,
propane tanks, dry vegetation) within 30 feetof [T} Enclose under-eave and soffit vents or screen
your home's foundation and outbuildings, includ- with metal mesh to prevent ember entry.
ing garages and sheds. If it can catch fire, don't
let it touch your house, deck or porch.
Learn more about how to keep your family safe and

O Wildfire can spread to tree tops. If you have trees reduce your hon‘te s risk for wildfire damage at

on your property, prune so the lowest branches
are 6 to 10 feet from the ground.
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Firewise Communities / USA® Recognition Program checklist
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BY WORKING WITH NEIGHBORS, individual residents can make their own property —and their neighborhood - much safer from
the flames and embers of a wildfire. Thg Firewise Conununities/USA® Rucopnition Program provides a series of steps so you and

your neighbors can act now ahead of a wildfire threat.

Ready to begin? Follow these steps on your way to becoming an official Firewise community.

1. Talk to your neighbors.
You may be surprised to learn that other residents are
just as concerned as you are about wildfire, so make a
pledge to get started ... now.

D 2. Recruit interested community members.
These people will form a diverse Firewise® board or
committee. The group should include homeowners
and fire professionals, but may also include planners,
land managers, urban foresters and members of other
interest groups in your community.

» Choose a group leader/representative, (This
person, often known as the “sparkplug,” will serve
as the spokesperson and take the lead on Firewise
initiatives.)

[:] 3. Contact Firewise.
Have the community representative complete an
on-line request form on the “contact us” page on the
Firewise website (www.firewise.org), or call the Eirewise
Communities Program office at 617-984-7486. A

Firewise representative can answer your questions, and
help you get started.

D 4, Schedule a site assessment visit.
This is the first step of the process of achieving Firewise
Communities/USA recognition status.

* Have the community representative contact your
state’s Firewise Communities/USA liaison, a
specialist in wildland/urban interface (WUI) fire, to
inquire about a site assessment and evaluation of
your community's current wildfire readiness. Your
state lialson’s conlacl information is available on the

Firewlse website.

s Schedule a time to meet with the state liaison or his/
her designee to provide a community wildfire risk
evaluation. Plan on at least one full day for this activity.

+» At the same time, contact your local fire official who
will accompany the state liaison for the evaluation,

+ A site assessment is not 8 Community Wildland
Protection Plan (CWPP). It is a wildfire risk evaluation
of the potential Firewise Communities/USA site that is
applying for national recognition.

5. Review the site assessment and evaluation
document.
The assessment does not have a specific format, but
the program endorses an assessment style that:

s Includes a simple document for homeowners/
residents to review the potential community site.

» Familiarizes the homeowner/resident with the way
ignitions are likely to occur and how homes are likely
1o be lost in the event of 2 wildfire.

» Explains and lllustrates common strengths and
wulnerabilities with respect to this site’s wildfire risk.

Upon completion of the evaluation, the state liaison
or designee will schedule a meeting with your local
Firewise committee to review the findings of your
community assessment. At this time, your committee
will determine whether they accept the findings or
reject them. If you accept the evaluation, the process
continues; if you don't, the process is terminated.
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Create a plan.

Based on the evaluation and assessment, your Firewlse
committee develops a plan to tackle problem areas.

In your plan, remember to include deadlines and a
schedule to keep you on track. Record your action plan,
and have all members of your committee sign It. Your
plan should include:

« One day during the year that is designated as
“Fisewise Day.” Whether it's a “chipper day” that
gathers equipment and volunteers to chip up brush
and tree limbs, a state fair exhibit or a community
clean-up day, the Firewise Day helps you get the work
done to make your community safer.

s Firewlse mitigation activities that amountto a
community Investment of more than $2/capita/year
of 'in-kind’ volunteer contribution or grants.

« Once the plan Is finished, share it with your state liaison.

Implement your plan.

Tackle the items in your plan. Designate the party
responsible for each action, including who will take the
lead on Firewise Day. Remember, everything you do
should be documented, so you can send the paperwork
in with your application form.

Apply for recognition in the Firewise
Communities/USA Recognition Program.

You've completed your plan; now it's time to receive
the recognition you deserve. Not only is your
community safer from wildfire, you will now be able to
celebrate your official status as a nationally recognized
Firewise community. Remember to:

+ Fill out the apglication form

« Attach your completed Firewise community plan

s Attach the Firewise Day document that lists names
of volunteers, the hours invelved and activities you've
accomplished

« Attach any photos that illustrate your great work

« Send your completed application and attached
documents to your state lizisan for review

« Your state liaison will forward the application to the
NFPA Firewise program headquarters. You can expect
to receive your recognition materials (sign, plaque and
other items) within 2-4 weeks after NFPA recelves
your application.

] ©- Renew your application each year.
The work of a Firewise community is never done.
To maintaln active status in the program, you must
conlinue the work throughout the year, documenting
ali activities, including your Firewise Day, the hours
involved, and the volunteers, The information is easy o
h :

. Celebrate your success!
We want to hear from youl Share your story with the
Firewise Communities Program family. We'll include
your photos and activities on the Firewlse website,
feature your community in our blog, and promote your
hard work through our soci b

Questions?
Contact the Firewise Communities Program. More information
can be found on the Firewise website.




Exhibit K: Preserve Area Planting Plan for
Temporary Impacts
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Proposed Drainage Pipe
or
Conveyance Swale

Limits of
Maximum impact Area

GRASSES QTY/AREA T.QTY BOTANICAL NAME COMMON NAME  SPECS SPACING REMARKS

SPB 48 92 Spartina bakeri Sand Cordgrass 1G,18" OA,F 38°o.c. Native

TRD 13 26 Tripsacum dactyloides Fakehatohee Grass 3G,24" OA,F  72°o.c. Native

lueido & associates Q Temporary Buffer Impact Area
Planting Detail



Exhibit L: Annual Monitoring Report Form
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MARTIN COUNTY, FLORIDA

PRESERVE AREA MANAGEMENT PLAN
ANNUAL MONITORING REPORT FOR (Year)

Annual monitoring shall be conducted at the end of the wet season {usually by November 30) for five
years from the date of PAMP approval. A report of the results of each monitoring event shall be
submitted by the property owner to the Martin County Environmental Planning Administrator within 30
days of the completion of the monitoring. Monitoring and reporting are the responsibility of the property
owner. However, a qualified environmental professional may conduct the monitoring, prepare the
Annual Monitoring Reports, or submit the Reports.
All Annual Monitoring Reports shall contain the following information:

Name and address of current owner of Preserve Area;

Location of Preserve Area (site/project location, Martin County Parcel Control Number,
section/township/range, etc);

Date PAMP approved;

Documentation of vegetation changes, including encroachment of exotic vegetation;

Fixed-point panoramic photos of all Preserve Areas;

Synopsis of maintenance activities conducted in compliance with the PAMP requirements such as
exotic vegetation removal, revegetation, and additional enhancement activities necessary to
maintain the Preserve Area;

A timetable for action within 90 days of the report;

A list of all violations of the PAMP; and

Recommendations for remedial actions, with a proposed schedule for the coming year.

Signature/Date :

Typed Name/Title :

Company Name (if applicable) :




Water & Wastewater Service Agreement
Information Form

Please complete the requested information below and return to the Martin County Utilities and
Solid Waste Department. This information will be inserted into the standard "Water &
Wastewater Service Agreement". The draft agreement will then be returned for your review.
Note: Upon final Martin County approval of the project the owner/developer must execute the
agreement and submit all applicable fees within 60 days of said approval.

Date: December 2, 2019

Project Name:
Mariner Village Square PUD - Phase 2

# Of Water ERCs Proposed:_2
# Of Previously Purchased or Assessed Water ERC’s (If Known):
# Of Irrigation Water ERCs Proposed:

# Of Wastewater ERCs Proposed: 2
# Of Previously Purchased or Assessed Wastewater ERC’s (If Known):

Justification of ERC calculations (i.e. flow calculations): Flow Calculations

Indicate whether "DEVELOPER" as referred to in the agreement is either a(n) (please check
one):

Corporation - Please Provide Federal Tax ID # 47-4171354
[ ] Individual(s) - Please Provide Driver’s License #
Partnership - Please Provide Federal Tax ID #

Name/Title, Address, and Telephone No. of Individual(s)/Corporation/Partnership executing
agreement (MUST BE THE CURRENT PROPERTY OWNER):

Ribbon Ventures, LLC

PO Box 418
Boynton Beach, FL 33435

email address:

Name/Title of person(s) executing on behalf of Corporation/Partnership:
Rita M. Wilson , Manager

email address:
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Engineer/Agent Name, Address & Telephone No.:
Lisa Leonard, PE / Bowman Consulting Group, Ltd.
301 SE Ocean Blvd, Suite 301

Stuart, FL 34994
772-283-1413

email address: lleonard@bowmanconsulting.com

Name, Address & Telephone No. of Individual/Organization to receive notices, updated
correspondence, etc. if different from the developer:

email address:

If "DEVELOPER" is a Corporation or Partnership, an original or certified
copy of the appropriate corporate resolution or proof of the general partner's
authority is required.

Attach a copy of the Legal Description and the Warranty Deed of the
property to be serviced.

If you have any questions please contact Leo Repetti, P.E at (772) 320-30635.
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EXECUTIVE SUMMARY

MacKenzie Engineering and Planning, Inc. performed an analysis of the traffic resulting
from Mariner Village. Mariner Village is a mixed use project located on the west side of
US Highway 1 and Mariner Sands Drive in Martin County, Florida (Parcel IDs
313842000014000106, 313842008000000429, 313842008000000303,
313842008000000410, 313842008000000270, 313842008000000036,
313842008000000018 and 313842008000000107). The site proposes adding 10,000 SF
of retail use, 6,000 SF of restaurant use, a 115,000 SF of self-storage and a 152 bed

nursing home.

The traffic analysis was performed in accordance with the Martin County Article 5,
Division 3. Traffic Impact Analysis. The project meets the thresholds of Section 5.64.C.
The results of the analysis show that the roadways are projected to operate acceptably
with the addition of the proposed development and the project meets Martin County’s

concurrency requirements.

The proposed project is expected to generate the following net external trips:
e 1,652 daily, 76 AM peak hour (46 in/30 out), and 135 PM peak hour (65 in/70
out)
The proposed project is expected to generate the following driveway trips:
e 2,568 daily, 107 AM peak hour (65 in/42 out), and 211 PM peak hour (105
in/106 out)

All roadway segments are projected to operate acceptably in 2024 with the proposed

development.

Based on project traffic volumes the driveways are projected to operate acceptably and

the existing queue storage at the intersection is adequate.

510
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INTRODUCTION

MacKenzie Engineering & Planning, Inc. was retained to prepare an analysis of the traffic impacts
from Mariner Village. Mariner Village is a mixed use project located on the west side of US
Highway 1 and Mariner Sands Drive in Martin County, Florida. (Parcel IDs 313842000014000106,

313842008000000429, 313842008000000303, 313842008000000410, 313842008000000270,
313842008000000036, 313842008000000018 and 313842008000000107). The site proposes adding
10,000 SF of retail use, 6,000 SF of restaurant use, a 115,000 SF of self-storage and a 152 bed
nursing home. The development is planned for completion by the end of 2024. The analysis was

performed for the 2024 roadway conditions. A site location map is shown below in Figure 1.

Figure 1. Site Location Map

o™ ‘\‘ i ) T *
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INVENTORY AND PLANNING DATA

The traffic data used in this analysis were obtained from Martin County, MacKenzie Engineering and

Planning, Inc. (MEP), and FDOT. The data included:

e FDOT’s Q/LOS Manual

e Trip Generation, 10" Edition (ITE report)

e Martin County’s 2018 Roadway Level of Service Inventory Report

e Martin County Impact Fee Study Technical Report, 12/2012, Walter H. Keller, Inc.

e Martin County, Turning Movement Counts and Signal Timings

Lucido and Associates provided project development information.

PROJECT TRAFFIC

Traffic Generation

The daily and peak hour traffic generation for the development used the trip generation rates
published by the Institute of Transportation Engineers (ITE)’s report, Traffic Generation (1 0"
Edition) for Land Use 151, Mini-Warehouse; 620, nursing home; 820, general commercial and 932,

high turnover sit-down restaurant. The proposed development plan consists of the following:

Proposed Uses

e 115,000 SF of Mini Warehouse (ITE Land Use 151)
e 152 Bed Nursing Home (ITE Land Use 620)

e 10,000 SF of General Commercial (ITE Land Use 820)
e 6,000 SF of High Turnover Sit-Down Restaurant (ITE Land Use 932)

The proposed project is expected to generate the following net external trips:
e 1,652 daily, 76 AM peak hour (46 in/30 out), and 135 PM peak hour (65 in/70 out)
The proposed project is expected to generate the following driveway trips:

e 2,568 daily, 107 AM peak hour (65 in/42 out), and 211 PM peak hour (105 in/106 out)

Exhibit 1 presents the proposed project's trip generation.

027010 Page 2
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Table 1. Trip Generation

Land Use Intensity Daily AM Peak Hour PM Peak Hour
Trips | Total In Out |Total In Out
Proposed Site Traffic
Gen. Commercial 10.000 1000 SF 1,256 9 6 3 99 48 51
High Tumnover Sit-Down Rest 6.000 1000 SF 673 60 33 27 59 37 22
Mini-Warehouse/SS 115 1000 SF 174 12 7 5 20 9 11
Nursing Home 152 beds 465 26 19 7 33 1 22
Subtotal 2568 | 107 65 42 21 105 106
Pass-By Traffic
Gen. Commercial 48.0% 603 4 3 1 48 23 25
High Turnover Sit-Down Rest 44.0% 296 26 15 1 26 16 10
Mini-Warehouse/SS 10.0% 17 1 1 0 2 1 1
Subtotal 916 31 19 12 76 40 36
NET PROPOSED TRIPS 1,652 | 76 46 30 135 65 70
Total Proposed Driveway Volumes 2,568 | 107 65 42 211 105 106
NET CHANGE IN TRIPS (FOR THE PURPOSES OF CONCURRENCY)| 1,652 | 76 46 30 135 65 70
NET CHANGE IN DRIVEWAY VOLUMES| 2,568 | 107 65 42 21 105 106
Nﬁl | np genaraEE? was CE!CUIBEE using HiB Bllowmg EaE;
[FassBy] AW Peak Hour P Peak Hour
and Use ITETCode  Unit DailyRale Rate [ nfout Rale h7oul Equation
1)=0.7/4 Ln(X
Gen. Commercial 8202 1000 SF Ln(T)=0.68 Ln(X) +5.57 48% | 62138 0.94 48/52 wnit 9 8; i)+
High Tumover SitDown 932 |1000 SF 112.18 44% | 55/45 9.94 62/38 9.77
Mini-Warehouse/SS 151 [1000 SF 1.51 10% | 6040 0.10 47553 017
Nursing Home 620 |beds 3.06 0% | 72/28 0.17 33/67 0.22
*The site consists of a previously approved General Office & Drive-In Bank that has notbeen included in the Trip Generation.
Internal Capture
In order to provide a conservative analysis, internal capture is not utilized.
Pass-by Capture
Pass-by rates are based on the Martin County Impact Fee Technical Memorandum.
Page 3
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TRAFFIC ASSIGNMENT

The traffic assignment was developed based upon existing and proposed developments, generators,

destinations, and knowledge of the local area. These factors were applied using traffic engineering

rationale similar to the gravity model.

e North—65%
e South—30%

o East— 5%
Figure 2. Traffic Assignment
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SIGNIFICANCE

Sienificant Impact

A project significantly impacts a facility if its peak hour trips use more than two percent (2%) of a
roadway’s capacity (MC Article 5, Division 3. Traffic Impact Analysis). The project’s traffic
assignment and net external trips were utilized to determine the number of project trips on each road
segment. Road capacities from Martin County’s Roadway Inventory report were utilized in the study.
In order to determine the project significance, the project’s trips were divided by the roadway
segment capacity. Based on the County’s significance methodology, the proposed project does not
significantly impact US 1. However, the study area will include the intersection at US 1 & Mariner

Sands Drive. The roadway capacities and the project significance are shown in Table 2.

Radius of Impact

Based on Martin County Land Development Code (MC LDC) Article 5 Division 3 Section 5.64.C.5,

the Radius of Impact for transportation concurrency is all links and aggregated segments or parts

thereof, on the major road network on which the project traffic has an impact of at least 2 percent.

Table 2. Project Impacts 1-Way Peak Hour (Significance)

Generalized Project Significant
Roadway From To Lanes Service |Assign T Significance Impact
. raffic
Capacity (Y/N)

SR-76 Willoughby Biwd 2 880 10% 7 0.80% no
Cove Rd Willoughby Blwd |SR-5 2 880 15% 11 1.25% no
SR-5 CR-A1A 2 750 10% 7 0.93% no
CR-A1A End 2 675 5% 4 0.59% no
Salerno Rd Willoughby Bhd |SR-5 2 790 5% 4 0.51% no
SR-5 Commerce Avwe 2 750 5% 4 0.53% no
CR-708 Osprey ol 4 2000 3% 2 0.10% no
Osprey St Seabranch Biwd 4 2000 15% 1 0.55% no
Seabranch Biwd |Marnner Sands 6 3020 30% 21 0.70% no
SR-5(US-1) Iiztiner Sands |Cove Rd 6 3020 65% | 46 1.52% no
Cowve Rd Salemo Rd 6 3020 30% 21 0.70% no
Salerno Rd Monroe St 6 3020 20% 14 0.46% no

027010 Page 5
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ANALYSIS

Roadway Analysis

acKenzie
Engineering & Planning, Inc.

The adjacent road was analyzed using service volumes based on Martin County’s 2018 LOS

Inventory Report. Traffic volumes and growth rates were obtained from Martin County’s level of

service spreadsheet.

Table 3 shows that US 1 in the existing and pre-development (background) traffic condition in 2024

is projected to operate acceptably.

Table 4 analyzed the roadway network with the addition of project traffic. US 1 is projected to

operate acceptably with the project.

Table 3. Background Traffic Analysis
Background Roadway Analysis

PM Peak Hour Peak Direction Background Traffic Analysis

Generalized | 2218 PM 2024 | 2024 | Meets

. Peak | Annual ) .
Roadway From To Lanes| Service Traffic| Bckgmd | Service

. Hour | Growth )
Capacity Traffi Growth| Traffic | Volume
raffic
SR-5 (US-1) Mariner Sands Cove Rd 6 3,020 1,313 0.5% 40 1,353 YES
Table 4. Roadway Analysis
Roadway Analysis - Total Traffic - PM Peak Hour Peak Direction

Generalized | 2024 Project 2024 Meets
Roadway From To Lanes| Service |Bckgmd |Assign ijf: Total | Service
Capacity | Traffic T3 | Traffic | Volume

SR-5 (US-1) Mariner Sands Cove Rd 6 3,020 1,353 | 65% 46 1,399 YES
027010 Page 6
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Intersection Analysis

The study analyzed the following intersections:
e US Highway No. 1 & Mariner Sands Drive — Signalized intersection

All intersection traffic volumes were grown to the buildout year of 2024. The traffic volumes at the
US 1 and Mariner Sands Drive intersection utilized the project’s full driveway trips in order to

provide a conservative analysis. Based on this analysis, the intersection is projected to operate

acceptably.

519
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ACCESS
The project has two existing points of access. The accesses are as follows:

¢ Northern/Mariner Sands Drive — Signalized Full Access
e  Southern — Left-In/Right-In/Right-Out (Directional) Access

Queuing was evaluated at the Mariner Sand Drive and US 1 intersection. Based on the analysis, the

queue storage at the intersection is acceptable as shown in Table 5.

Table 5. US 1 & Mariner Sands Drive Queue Storage Analysis

ebl ebr nbl nbr sbl sbr

95% Percentile Queue 90 27 19 0 63 0
Existing Turn Lane Length 260 260 575 365 560 375
Adequate? YES YES YES YES YES YES

Based on FDOT’s Median Handbook (2014), the southern access point requires 285 LF of total
length for the northbound left-turn lane into the project. The existing left-turn lane is approximately
410 LF. Therefore, the turn-lane length is acceptable. Based on project traffic volumes the driveways
are projected to operate acceptably and the existing queue storage at the intersection is adequate.

Figure 3 displays the driveway volumes.

027010 Page 8
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Figure 3. Driveway Trips

N
-
0
=
55.0%
(58)
36
2,045 J
{168) -l 2 (4) 50%
84
65.0% (69) 27 ‘—1 ‘-]
5.0% (5) 3|~ 10
15.0% (16} 6 {16)
_l 15%
PROJECT DRIVEWAY TRIPS
Daily AM Peak Hour PM Peak Hour
Total In Out Total In | Out 10.0%
2,568 107 65 42 217 105 | 106 (1
7
523 4.,
(43)  |15.0% (16) ]
23 —1 10
(16)
15%
2,568 Total daily driveway trips
(211) PM peak hour driveway trips . .macf{enzie
107 AM peak hour directional driveway trips Engineering & Planning, Inc.

027010

Page 9

521



'3 ,macl{enzie

Engineering & Planning, Inc.

CONCLUSION

MacKenzie Engineering and Planning, Inc. performed an analysis of the traffic resulting from
Mariner Village. Mariner Village is a mixed use project located on the west side of US Highway 1
and Mariner Sands Drive in Martin County, Florida (Parcel IDs 313842000014000106,
313842008000000429, 313842008000000303, 313842008000000410, 313842008000000270,
313842008000000036, 313842008000000018 and 313842008000000107). The site proposes adding
10,000 SF of retail use, 6,000 SF of restaurant use, a 115,000 SF of self-storage and a 152 bed

nursing home.

The traffic analysis was performed in accordance with the Martin County Article 5, Division 3.
Traffic Impact Analysis. The project meets the thresholds of Section 5.64.C. The results of the
analysis show that the roadways are projected to operate acceptably with the addition of the proposed

development and the project meets Martin County’s concurrency requirements.

The proposed project is expected to generate the following net external trips:
e 1,652 daily, 76 AM peak hour (46 in/30 out), and 135 PM peak hour (65 in/70 out)
The proposed project is expected to generate the following driveway trips:

e 2,568 daily, 107 AM peak hour (65 in/42 out), and 211 PM peak hour (105 in/106 out)
All roadway segments are projected to operate acceptably in 2024 with the proposed development.

Based on project traffic volumes, the driveways are projected to operate acceptably and the existing

queue storage at the intersection is adequate.

027010 Page 10
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EXHIBITS

Exhibit 1. Trip Generation
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APPENDICES

Intersection Volume Development
Pre-Development Intersection Analysis
Post-Development Intersection Analysis
Martin County 2018 Roadway Level of Service
Martin County Impact Fee

Site Plan
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EXHIBIT 1

Mariner Village
Trip Generation
Land Use Intensity Daily AM Peak Hour PM Peak Hour
Trips | Total In Out | Total In Qut
Proposed Site Traffic
Gen. Commercial 10.000 1000 SF 1,256 9 6 3 99 48 51
High Tumover Sit-Down Rest 6.000 1000 SF 673 60 33 27 59 37 22
Mini-Warehouse/SS 115 1000 SF 174 12 7 20 9 11
Nursing Home 152 beds 465 26 19 33 1" 22
Subtotal 2,568 | 107 85 42 211 105 106
Pass-By Traffic
Gen. Commercial 48.0% 603 4 3 1 48 23 25
High Tumover Sit-Down Rest 44.0% 296 26 15 1 26 16 10
Mini-Warehouse/SS 10.0% 17 1 1 0 2 1 1
Subtotal 916 31 19 12 76 40 36
NET PROPOSED TRIPS 1,652 76 46 30 135 65 70
Total Proposed Driveway Volumes 2,568 | 107 65 42 211 105 106
NET CHANGE IN TRIPS (FOR THE PURPOSES OF CONCURRENCY)| 1,652 | 76 46 30 135 65 70
NET CHANGE IN DRIVEWAY VOLUMES| 2,568 | 107 85 42 211 105 106
Note: Trip generafion was calculated using fhe Tollowing dafa:
Pass-by Al Peak Hour PV Peak Hour
Land Use ITE Code]  Untt Daily Rate Rate | infout Rate Infout Equation
Gen. Commercial 8202 [1000SF | Ln(T)y=068Ln()+557 | 48% | 62136 0.94 sgyeg| LD =9 TALIC) >
High Turnover Sit-Down Rest | 932 |1000 SF 112.18 44% | 55/45 9.94 62/38 9.77
Mini-Warehouse/SS 151 {1000 SF 1.51 10% | 60/40 0.10 47/53 0.17
Nursing Home 620 |beds 3.06 0% 72128 0.17 33167 0.22

* The site consists of a previously approved General Office & Drive-In Bank that has not been included in the Trip Generation.

s:Yobs - share drive\027 - bowman\010 - meriner village tia - storage\11-25-19\[mariner village 11-25-1 9.xisxJtgen
Copyright ©2019 , MacKenzie Engineering and Planning, Inc.
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1. PROJECT SUMMARY

The proposed site improvements will consist of redesigning the existing stormwater system,
extending the existing internal roadway to connect to the additional existing driveway connection
on US Highway 1, and constructing a Self-Storage Facility (Lot 2), along with its supporting
infrastructure for parking, driveways, drainage and utilities and the future development of Lots 3
and 4. The proposed project will be completed in multiple phases. The majority of the overall
stormwater management infrastructure for the development will be constructed during Phase 2
which includes Lot 2 and driveway connection. The overall stormwater management system has
been designed to accommodate the two future development areas (Lot 3 and Lot 4). Lot 4 will be
required to provide additional stormwater management area before contributing to the overall
stormwater management system. Land use and site elevation assumptions have been
established for Lots 3 and 4 along with the required water quality and storage. There is an existing
wetland located towards the center of the site. The existing wetland is proposed to remain in
current state (except for exotic removal and removal of debris), and a 50’ wetland buffer will be
provided. The project has an existing permitted outfall to the US Highway 1 Right-of-Way swale

system.

2. SITE CONDITIONS

2.1 Existing Conditions

The project (Mariner Village) is located at the southwest corner of SE Federal Highway and
SE Mariner Sands Drive, in Martin County, Florida. The site is approximately 20.28 acres. The
site is mostly undeveloped. However, there is an existing office building at the northeast corner
of the site with associated parking and access drives. There are also two existing lakes, an
existing drainage ditch and an existing wetland at the project location. Existing residential
developments, which are a part of the overall Mariner Village PUD, border the property to the
north and west; SE Federal Highway borders the property to the east; with vacant property to the
south. The project site has an existing vegetative cover consisting of ground shrubbery and
various trees. Martin County, South Florida Water Management District (SFWMD) and the Florida
Department of Transportation (FDOT) have review authority over the project’s proposed surface
water management system.

The surrounding properties do not contribute runoff to the site. The existing site elevations range
from approximately 14.0 to 16.0 feet (NAVD88). However, the existing elevations are lower within
the existing lakes, drainage ditch and wetland. The existing lake in the northwest corner of the
site is approximately 1.08 acres in size with an existing bottom elevation of approximately
-4.5 ft, NAVD and the existing lake in the southeast corner of the site is approximately 0.21 acres
in size with an existing bottom elevation of approximately 4.5 ft, NAVD.
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During rainfall events, the stormwater on site currently stages up and is collected by the existing
on-site lakes, ditches and wetland. They are interconnected via existing pipes and structures. The
existing stormwater system ultimately discharges via the existing control structure in the
southeastern lake and outfalls to the FDOT roadside ditch along the west side of US Highway 1.
This roadside ditch ultimately discharges to the Manatee Pocket.

There is an existing SFWMD permit for the Project site (SFWMD Permit No. 43-00405-S).
Excerpts of this permit are provided in Appendix C. This permit established a design discharge of
6 cfs for the 25-year 72-hour storm event for the project site. The outfall is through a permitted
control structure to US Highway 1 and an associated swale system. This control structure has
been constructed and is operational.

2.2 Proposed Conditions

The proposed site improvements will consist of a redesign of the existing stormwater system, an
extension of the existing internal roadway to connect to the additional existing driveway
connection to US Highway 1 and development of Lots 2, 3 and 4 along with supporting
infrastructure for parking, driveways, drainage and utilities. The overall stormwater management
system will provide full water quality and nutrient removal (net improvement). There is an existing
wetland located near the center of the site. This wetland is proposed to remain as-is (except for
exotic removal and removal of debris), and a 50-foot buffer will be provided around the wetland.

Stormwater runoff will be collected via inlets and conveyed to dry retention areas which then
outfall to the existing lake in the northwest comer of the site. The existing lake currently discharges
to the existing wetland, and this connection is proposed to remain. The wetland currently
discharges to the existing lake in the southeast corner of the site, and then ultimately to an existing
outfall structure. This eastern lake is proposed to be filled in, and stormwater conveyance will be
provided from the wetland to a new proposed control structure with new storm pipes. The
proposed control structure will outfall to the existing storm manhole located in the US Highway 1
right-of-way.

3. GEOTECHNICAL INFORMATION

The USDA/NRCS Soil Survey indicates the majority of the site soils consist of Waveland and
Immokalee Fine Sands, and a smaller percentage consisting of Placid and Basinger Fine Sands,
depressional (See the Soils Map in Appendix A). These soil types are poorly drained, with a
hydraulic soil group of A/D. They are noted to be composed of sandy marine deposits originating
from flatwoods and depressions on marine terraces and consist of fine sands and loamy fine
sands to depths in excess of 80 inches.
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A preliminary geotechnical exploration of the property was performed by Andersen Andre
Consulting Engineers, Inc. (AACE) and is referenced herein as the Geotechnical Engineering
Exploration and is provided in Appendix F. This report shows that the subsurface soils consist of
primarily loose to medium dense fine sands, but occasionally slightly silty sands with a hardpan
fragments and traces of organics from 4-5 and 7-8 feet below existing ground surface.

Based on the geotechnical investigations, the anticipated normal seasonal high groundwater level
elevation is approximately 1-2 feet above the levels encountered in the borings. Therefore, the

estimated normal seasonal high groundwater level is 12.0' (NAVD88).

4. LAND USE BREAKDOWNS
4.1 Existing Land Use Breakdown
The existing areas are as follows:

Area Description Acres

Site Area (Vacant) 14.74
Office Building 0.19
Office Pavement 1.32
Office Open Space 0.40
Lake 0.98
Lake Bank 0.63
Wetland 0.90
Wetland Buffer 1.13
Total Existing Site Area: 20.28
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4.2 Proposed Land Use Breakdown
The proposed areas are as follows:

Area Description Acres

Existing Office/Entrance 1.90
Lot 2 3.04
Lot 3* 2.69
Lot 4* 5.50
Proposed Road 0.51
Existing Lake 1.50
Dry Retention Area No. 1 0.95
Dry Retention Area No. 2 0.21
Wetland Preserve Tract 2.67
Upland Preserve Tract™ 0.76
Landscape Buffer** 0.55

Total Project Area: 20.28

Notes:

*| ot 3 and Lot 4 are anticipated to have 80% impervious area and 20% pervious area. In addition,
it is anticipated that Lot 4 will provide 0.66 acres of stormwater area (0.18 ac-ft of retention and
0.44 ac-ft of detention are assumed in the stormwater calculations).

**Please note these areas are not part of the contributing drainage areas.

5. OBJECTIVE/METHODOLOGY
5.1 Proposed Site

The proposed Mariner Village surface water management system will provide water quality
treatment for all contributing areas within the project’s perimeter berm. The Upland Preserve Tract
(area outside of the project’s perimeter berm) will be excluded from water guality treatment, since
it will remain natural and will not generate stormwater runoff that requires treatment. Water quality
and nutrient removal for the proposed project will be achieved within the proposed dry retention
areas and the on-site lake. All water quality and required nutrient loading reduction will be
provided before entering the on-site wetland. Discharge to FDOT's drainage system along
US Highway 1 will be controlled via a new control structure.
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