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January 25, 2023

Barbara Powell, Plan Processing Administrator
State Land Planning Agency

Caldwell Building

107 East Madison — MSC 160

Tallahassee, FL. 32399-0800

Re: Amendment to the Lee Plan
Transmittal Submission Package
CPA2021-00016 — River Hall

Dear Ms. Powell:

In accordance with the provisions of F.S. Chapter 163.3184(3) for Expedited State Review,
please find attached the proposed Comprehensive Plan Amendment, known locally as
CPA2021-00016 (River Hall). The amendment is as follows:

CPA2021-00016 — River Hall:

Amend the Future Land Use Map designation from Sub-Outlying Suburban to Rural on
11.94 acres; Rural to Sub-Outlying Suburban on 32.4 acres; Sub-Outlying Suburban to
Outlying Suburban on 276.63 acres; Rural to Outlying Suburban on 45.68 acres; Sub-
Outlying Suburban to Suburban on 25.2 acres with a change in density of +489 units. The
subject property is located on the south side of Palm Beach Boulevard (State Road 80),
approximately 0.8 miles east of Buckingham Road.

The Local Planning Agency held a public meeting for the plan amendment on October 24,
2022. The Board of County Commissioners voted to transmit the amendment on January 18,
2023. The proposed amendment is not applicable to an area of critical state concern. The
Board of County Commissioners stated their intent to hold an adoption hearing following the
receipt of the review agencies’ comments.

The name, title, address, telephone number, and email address of the person for the local
government who is most familiar with the proposed amendment is as follows:

P.O. Box 398, Fort Myers, Florida 33902-0398 | (239) 533-2111 | leegov.com
AN EQUAL OPPORTUNITY EMPLOYER



Mr. Brandon Dunn, Principal Planner
Lee County Planning Section

P.O. Box 398

Fort Myers, Florida 33902-0398
(239) 533-8585

Email: bdunn@leegov.com

By copy of this letter and its attachments, | certify that this amendment and supporting data and
analysis have been sent on this date to the agencies listed below.

Sincerely,
Lee County Department of Community Development
Planning Section

“Thdlef bea

Mikki Rozdolski,
Manager, Community Development Operations

Cc Brandon Dunn, Planner, Principal
Case File

All documents and reports attendant to this transmittal are also being sent by copy of
this cover in an electronic format to:

Comprehensive Plan Review
Department of Agriculture and Consumer Services

Morgan Runion, AICP
Department of Education

Plan Review
Department of Environmental Protection

Alissa S. Lotane
Florida Department of State

Scott Sanders
Florida Fish and Wildlife Conservation Commission

Vitor Suguri
FDOT District One

Ms. Margaret Wuerstle
Southwest Florida Regional Planning Council

Terry Manning, AICP
South Florida Water Management District
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The News-Press
media group

news-press.com

Attn:

LCBC-DEPT OF COMM DEVELOPMENT-
1500 MONROE ST

FORT MYERS, FL 33901

State of Wisconsin, County of Brown:
Before the updersigned authority personally appeared

§E| e ﬁu 1 , who on oath says that
he or she is a anl Assistant of the News-Press, a daily
newspaper published at Fort Myers in Lee County, Florida; that
the attached copy of advertisement, being a Legal Ad in the
matter of

NOTICE OF PROPOSED AMENDMENT TO THE LEE COU
COMPREHENSIVE LAND USE PLAN (TRANSMITTAL HEARINC
The Lee County Board of County Commissioners will hold a
public

In the Twentieth Judicial Circuit Court was published in said
newspaper editions dated in the issues of or by publication on
the newspaper's website, if authorized, on :

01/06/2023

Affiant further says that the said News-Press is a paper of
general circulation daily in Lee County and published at Fort
Myers, in said Lee County, Florida, and that the said newspaper
has heretofore been continuously published in said Lee County,
Florida each day and has been entered as periodicals matter at
the post office in Fort Myers, in said Lee County, Florida, for a
period of one year next preceding the first publication of the
attached copy of advertisement; and affiant further says that

he or she has never paid nor promised any person, firm or
corporation any discount, rebate, commission or refund for the
purpose of securing this advertisement for publication in said
newspaper editions dated:

Sworn to and Subscribed before me this 6th of January 2023,
by legal clerk who is personally known to me.

Affiant ~ ()

Notary Slate df Wisgansin, Cednty of Brown

My commission expires

# of Affidavits 1

A GANNETT COMPANY

NOTICE OF PROPOSED AMENDMENT TO THE
LEE COUNTY COMPREHENSIVE LAND USE PLAN
(TRANSMITTAL HEARING)
The Lee County Board of County Commissioners will hold a pubilic heating 1o con-
sider proposed amendments to the Lee County Comprehensive Land Use Plan (Lee
Plan) on Wednesday, January 18, 2023, The hearing will commence at 9:30 a.m,, or
as soon thereafter as can be heard, in the Board Chambers, 2120 Main Street in
Downtown Fort Myers, At the Hearing, the Board will consider the proposed
amendments for transmitial to the Florida Department of Economit Dpportunity:
CPAZD21-00016 River Hall: Amend the Future Land Use Map dasignation from Sub-
<Outlying Suburban to Rural on 11.94 acres; Rural to Sub-Outlying Suburban on
2.4 acres; Sub-Outlying Suburban to Outlying Suburban on 27663 acres; Rural to
Outlying Suburban on 4568 acres; Sub-Outlying Suburban to Suburban on 25.2
acres with a change in density of +489 units, The subject property is located on the
sauth side of Palm Beach Boulevard (State Road 80), approximately 0.8 miles east
af Buckingham Road,
CPAZ022-D0006 and CPA2022-00007 Grand Bay Map and Text Amendments:
Amend Map 1.C to extand the boundary of the Mixed Use Qverlay to the west side
of & Tamiami Trail, acrass frem the Intesection with San Carlos Boulevard, to in-
clude 15,64+ acres and amend Policy 5.1.10 to align with current county practices
far calculating the density of property that is divided into two or more land use
cateqories,
This tramumittal hearing is the tirst step in a two step public hearing process to
amend the Lee Plan, A second hearing will follow the Department of Economic Op-
portunity's review of the application,
Documentation for the Propesed Comprehensive Plan Amendment is available at h
ttpsiwww leegav comidediplanning/cpa. or at the Departiment of Community De-
velopment located at 1500 Monroe Street, Fort Myers, Florida. This meeting is open
to the public, Interested parties may appear at the meeting and be heard with re-
spect ta the proposed plan amandment. A verbatim record of the proceeding will
be necessary to appeal a decizion made at this hearing,
It is the intent of the Beard of County Commissioners that the provisions of this
Comprehensive Plan Amendment may be modified as a result of consideration that
may arise during Public Hearing(s). Such madifications shall be incorperated inte
the final version,
Lee County will pot disciminate against individuals on the basis of race, color,
national origln, sex, age, disability, rellgion, income or family status. To request
lanquage interpretation, document translation or an ADA-qualified reasonabla
modification at nd charge to the requestor, contact Joan LaGuardia, (239) 839-
6028, Florida Relay Service 711, &t least five business days in advance. E| Condado
de l.&‘elbrindam servicios de traduccldn sin cargo @ personas con ¢l idioma limitada
del inglés,
AD#5538188 Jan. 6, 2023

This is not an invoice

NICOLE JACO_BS
Notary Public .
State of Wisconsin




STAFF REPORT FOR CPA2021-00016: River Hall
Privately Initiated Map Amendment =

Recommendation:
Transmit

Applicant:

GreenPointe Holdings, LLC

Representative:
Barraco and Associates -

Jennifer Sapen, AICP

Property Location:
Caloosahatchee Shores

Size:
+391.85 acres

Hearing Dates:
LPA: 10/24/2022

BoCC #1: 01/18/2022
BoCC #2: TBD

Attachment:
1.Existing and Proposed

Future Land Use Map

Lee County

Southwest Florida

SUMMARY OF REQUEST

The proposed amendment encompasses 391.85 acres (sixty-nine parcels) within River
Hall, a residential development comprised of 1,978 acres in total. On the 391.85 acres
subject to this amendment, the Future Land Use Map designations are proposed to
change as follows:

Area Existing Future Land Use Proposed Future Land Use
11.94 acres Sub-Outlying Suburban Rural
276.63 acres Sub-Outlying Suburban Outlying Suburban
25.2 acres Sub-Outlying Suburban Suburban
45.68 acres Rural Outlying Suburban
32.4 acres Rural Sub-Outlying Suburban

With the proposed amendments, an additional 489 residential units are being requested
through the concurrent rezoning of the property.

PROJECT LOCATION

River Hall is located on the south side of Palm Beach Boulevard (State Road 80),
approximately 0.8 miles east of Buckingham Road. The subject property, located within
River Hall, includes 25.2 acres near the River Hall entrance, 3.87 acres at the entry gate

for the country club, and 362.78 acres in the southeast portion of River Hall.

=1 Subject property
7] Proposed amendment areas

RECOMMENDATION
Staff recommends that the Board of County Commissioners transmit the requested
amendments shown in Attachment 1 based on the analysis and findings provided in this
staff report.



PART 1
STAFF DISCUSSION AND ANALYSIS

Concurrent Rezoning Application

The applicant is requesting to change the Future Land Use Map designation of £391.85 acres within River
Hall. Through a concurrent rezoning, DCI2022-00026, the applicant is requesting to allow an additional
489 dwelling units on their property.

Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local government
shall consider an application for zoning changes that would be required to properly enact any proposed
plan amendment transmitted pursuant to this subsection.” This requires Lee County provide concurrent
review of the rezoning request.

Staff notes that even with the recommended transmittal of the proposed map amendments, the applicant
must demonstrate consistency with the Lee Plan in order for the companion rezoning to receive a
favorable recommendation.

Subject Property

The subject property is located within River Hall, a residential development comprised of 1,978 acres
zoned both Residential Planned Development (RPD) and Commercial Planned Development (CPD).
Currently, a maximum of 2,695 dwelling units are allowed within River Hall which equates to a density of
1.4 dwelling units per acre.

The subject property is comprised of £391.85 acres encompassing sixty-nine parcels located near the River
Hall entrance (£25.2 acres), the Country Club entry gate (£3.87 acres), and in the southeastern portion of
River Hall adjacent to Lehigh Acres (+362.78 acres).

Surrounding Properties

The future land use category designations within River Hall consist of Suburban, Sub-Outlying Suburban,
Rural, and Wetlands. Surrounding River Hall are properties designated Commercial, Urban Community,
Suburban, Outlying Suburban, Rural, and Conservation Lands (Uplands and Wetlands).

The land south of River Hall and immediately adjacent to +362.78 acres of the subject property is within
Lehigh Acres and designated Urban Community. The Urban Community future land use category allows a
maximum standard density of six dwelling units per acre (6 du/acre). In Lehigh Acres, the properties are
typically subdivided into quarter-acre lots and primarily zoned RS-1 (single-family residential). There is a
mixture of developed and vacant single-family lots in the area immediately adjacent to the proposed
amendment.

The Suburban future land use category includes property within the northwest corner of River Hall
developed of single-family homes and zoned RPD. West of the River Hall boundary, is also property in the
Suburban future land use category zoned RS-1 and developed with single-family homes. The maximum
standard density allowed in the Suburban future land use category is six dwelling units per acre (6
du/acre).

DEO Transmittal Staff Report January 18, 2023
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The land in the Outlying Suburban future land use category is located outside of River Hall, immediately
adjacent to its southwestern boundary. There are two residential development (RPDs) currently under
construction in this area, Buckingham 345 (Z-21-002) and Portico (Z-19-006). The maximum standard
density allowed in the Outlying Suburban future land use category is three dwelling units per acre (3
du/acre).

The Commercial future land use category is located on the north side of State Road 80, directly across
from the River Hall entrance. The property in the Commercial future land use category is currently vacant.
The property is zoned CPD (Z-14-022), and approved for 371,240 square feet of commercial uses.

Also located to the north of River Hall, adjacent to its northern boundary and south of State Road 80, are
lands within the Rural future land use category. These lands are zoned AG-2 and are currently vacant or
developed with single-family homes. Land within River Hall designated Rural is developed with a golf
course, single-family residences, and vacant subdivided lots.

Lands in the Conservation Lands future land use category are located to the east of River Hall. This area
is known as Hickey’s Creek Mitigation Park. It is anticipated that the Conservation Lands will remain
substantially in their natural state.

Current and Proposed Future Land Use Categories

The +391.85 acre subject property is currently within the Rural (78.08 acres) and Sub-Outlying Suburban
(313.77 acres) future land use categories, which are described by Policy 1.4.1 and Policy 1.1.11
respectively.

POLICY 1.4.1: The Rural areas are to remain predominantly rural — that is, low density residential,
agricultural uses, and minimal non-residential land uses that are needed to serve the rural community.
Natural resource extraction may be permitted in accordance with Policy 10.1.4. These areas are not to
be programmed to receive urban-type capital improvements, and they can anticipate a continued level
of public services below that of the urban areas. Maximum density in the Rural area is one dwelling
unit per acre (1 du/acre).

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by low density
residential areas. Generally the infrastructure needed for higher density development is not planned or
in place. This future land use category will be placed in arecas where higher densities would be
incompatible or where there is a desire to retain a low-density community character. Industrial land
uses are not permitted. The standard density range is from one dwelling unit per acre (1 du/acre) to two
dwelling units per acre (2 du/acre). Bonus densities are not allowed.

As proposed, the future land categories of the subject property would be Rural (11.94 acres), Sub-Outlying
Suburban (32.4 acres), Outlying Suburban (322.31 acres), and Suburban (25.2 acres). The Outlying
Suburban future land use category is described in Policy 1.1.6, and the Suburban future land use category
is described in Policy 1.1.5.

POLICY 1.1.6: The Outlying Suburban future land use category is characterized by its peripheral
location in relation to established urban areas. In general, this category is rural in nature or contains
existing low-density development. Some of the requisite infrastructure needed for higher density
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development is planned or in place. Industrial land uses are not permitted. The standard density range
is from one dwelling unit ling units per acre (3 du/acre). Bonus densities are not allowed.

POLICY 1.1.5: The Suburban future land use category will consist of predominantly residential areas
that are either on the fringe of the Central Urban or Urban Community future land use categories or
in areas where it is appropriate to protect existing or emerging residential neighborhoods. This
category provides housing near the more urban areas but does not provide the full mix of land uses
typical of urban areas. Industrial land uses are not permitted. This category has a standard density
range from one dwelling unit per acre (1 du/acre) to six dwelling units per acre (6 du/acre). The
maximum total density may only be increased to eight dwelling units per acre (8 du/acre) utilizing
Greater Pine Island Transfer of Development Units except areas that specifically prohibit bonus
density. Other forms of bonus densities are not allowed.

As shown in the table below, the proposed changes could allow for up to 489 dwelling units.

Future Land Use | Current |Proposed| Maximum |Max # of Units | Max # of Units| Max # of Units
Category Acreage | Acreage Density Current Proposed Difference
Suburban - 25.2 6 du/ac - 151 units (+) 151

Outlying Suburban - 322.31 3 du/ac - 967 units (+) 967
Sub-Outlying | 31377 | 324 | 2dufac | 627 units 64 units (-) 563
Suburban
Rural 78.08 11.94 1 du/ac 78 units 12 units (-) 66
TOTAL 391.85 391.85 - 705 units 1,194 units (+) 489

The largest change in units is calculated off the area being proposed to change to the Outlying Suburban
future land use category from the Sub-Outlying Suburban future land use category. The primary difference
between the Sub-Outlying Suburban future land use designation of the property and the Outlying
Suburban designation is the permissible residential density. The Sub-Outlying Suburban future land use
category allows 2 dwelling units per acre whereas the Outlying Suburban future land use category allows
3 dwelling units per acre.

As previously stated future land use categories outside River Hall include Urban Community, Suburban,
Outlying Suburban, Commercial, Rural, Conservation Lands (Uplands and Wetlands), and Wetlands. The
allowable densities of these categories range from zero dwelling units per acre in the Conservation Lands
future land use category to six dwelling units per acre in Urban Community future land use category (with
the possibility of bonus density up to 10 dwelling units per acre). In addition, although the Commercial
future land use category does not permit residential dwelling units, it does allow for commercial uses,
which typically create substantially more traffic than the residential uses.

The future land use categories within River Hall include Suburban, Sub-Outlying Suburban, and Rural. The
allowable densities of these categories range from one dwelling unit per acre in the Rural future land use
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category up to six dwelling units per acre in the Suburban future land use category. The current overall
total density within River Hall is 1.4 dwelling units per acre.

The proposed amendments to the Future Land Use Map are consistent and compatible with the mix of
future land use categories immediately surrounding and within River Hall. The overall total density of
River Hall only increase by 0.2 dwelling units per acre with the amendments. The resulting overall total
density of 1.6 dwelling units per acre is well below the maximum standard density allowed in the
immediately adjacent Urban Community designated areas and is in keeping with the low density suburban
nature of River Hall.

Growth Management/Compatibility

Goal 2 of the Lee Plan discusses the need for appropriate growth management. Objective 2.2 directs “new
growth to those portions of the future urban areas where adequate public facilities exist or are assured,
and where compact contiguous development patterns can be created.” The proposed development is
located in an area with existing and planned development. Furthermore, public facilities and services are
in existence, and have adequate levels of service in regards to the subject property. The proposed
amendment is consistent with Lee Plan Goal 2: Growth Management; the proposed amendment would
support future development in an area where infrastructure and services are available (see discussion
below in Service Availability). The Lee Plan provides that in the Sub-Outlying Suburban future land use
category “the infrastructure needed for higher density development is not planned or in place,” whereas
in the Outlying Suburban future land use category “some of the requisite infrastructure needed for higher
density development is planned or in place.”

Goal 5 of the Lee Plan addresses residential land uses. Policy 5.1.2 prohibits residential uses where
physical constraints or hazards exists such as flooding, unsuitable soils, hurricane hazards, geologic
conditions, or other characteristics of environmental limitations. River Hall currently contains residential
uses and has previously been found to be an appropriate location for residential uses. The proposed
amendments to allow for future residential development, is consistent with Policy 5.1.2.

The request is also consistent with Policy 5.1.5 which is to “protect residential areas from any
encroachment of uses that would be destructive to the character and integrity of the area.” The proposed
residential use in an existing residential area is not an encroachment of use. Regardless, the applicant
will be required to demonstrate through the concurrent planned development that the proposed density
is compatible with, and not destructive to, the surrounding land uses.

Community Plan Area

The request is consistent with Goal 21, the Caloosahatchee Shores Community Plan. Goal 21, in part, is
to protect the existing character, natural resources, and quality of life in the Caloosahatchee Shores
Community Plan area, while promoting new development, redevelopment and maintaining a more rural
identity for the neighborhoods east of I-75.

To help protect the existing character, Policy 21.1.3 provides that amendments to the Future Land Use
Map that increase density or intensity be accompanied with a concurrent planned development rezoning.
The proposed amendments increase the allowable density on the subject property from 1.8 dwelling units
per acre to three dwelling units per acre; therefore, in order to comply with Policy 21.1.3 the applicant
filed a concurrent planned development rezoning, DCI2022-00026. While amendments to the Future
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Land Use Map cannot be conditioned, appropriate conditions may be imposed through the concurrent
rezoning if needed to protect the character of the Caloosahatchee Shores Community Plan area.

Consistent with Policies 17.3.2, 17.3.3, and 17.3.4, the applicant conducted a public information meeting
at the River Hall Town Hall Amenity Center, 3089 River Hall Parkway, Alva (within the Caloosahatchee
Shores Community Plan area) on February 9, 2022. The attendees expressed concerns about increased
density, increased traffic, development pattern, access to Lehigh Acres, and capacity of infrastructure for
water and sewer.

Transportation
Lee Plan amendment applications are required to provide a short range (5 years) and long range (20+

years) level of service (LOS) analysis. The 5 year analysis indicates that Buckingham Rd from Orange River
Blvd to SR 80 and SR 80 from SR 31 to Buckingham Rd are projected to operate at LOS “F” with and without
the project in Year 2026.

The Long Range 2045 Horizon LOS analysis indicates Buckingham Rd from Gunnery Rd to Orange River
Blvd, Cemetery Rd from Buckingham Rd to Higgens Ave, Orange River Blvd from Staley Rd to Buckingham
Rd, and SR 80 from SR 31 to Buckingham Rd are projected to operate at LOS “F” with and without the
project.

SR 80 is an arterial maintained by State. Buckingham Rd is an arterial, Orange River Blvd and Cemetery Rd
are collectors maintained by county.

Transportation concurrency is not required per Florida Statutes Section 163.3180.
Public Service Availability

There are adequate public facilities and infrastructure to serve future development based on the
proposed changes to the Future Land Use Map.

e Emergency Medical Services: The subject site is currently served by Lee County Emergency
Medical Services (EMS). Lee County EMS reviewed the proposed amendments and found that the
service availability for the proposed development will be adequate contingent on the following
remedies:

1. Construction of the access point in the southwest corner of the development to connect to
Portico (see DOS2019-00071-M02).
2. Construction of the proposed southerly access point from 75th St. West.

e Fire: The subject property is within the boundaries of the Fort Myers Shores Fire Protection and
Rescue Service District. The District determined the amendments “does not affect our ability to
provide fire and rescue services to the residents and visitors of River Hall.”

e Police: The Lee County Sheriff’s Office has indicated that they will be able to provide an adequate
level of service to the subject property. Services will be provided from the Central District Offices
in Fort Myers.

e Public transit: The subject property does not meet applicability standards for LeeTran. The
property is not within one quarter mile of a fixed-route corridor, and there is no identified need
for enhanced or additional transit services in the area.
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e Schools: Analysis provided by the School District of Lee County provided that the proposed
amendments will result in a total of 146 school-aged children. The analysis provides that capacity
is not an issue within the project’s Concurrency Service Area (CSA).

e Solid Waste: Lee County Solid Waste Department currently has the appropriate capacity to
provide service to the subject property. Disposal of waste will be completed at the Lee County
Resource Recovery Facility and the Lee-Hendry Regional Landfill.

e Water and Sewer: The subject property is located within the Lee County Utilities Future Service
Areas. Potable water and sanitary sewer lines are in operation adjacent to the property. However,
developer-funded system enhancements, such as line extensions, may be required. Potable water
service will be provided through the Olga Water Treatment Plant, while sanitary sewer service will
be provided by the City of Fort Myers South Water Reclamation Facility.

Conclusions
The proposed Future Land Use Map amendments are consistent with the Lee Plan:

e The additional development within the River Hall community will not change the overall character
of Caloosahatchee Shores, consistent with Policy 21.1.3.

e The applicant conducted a public information meeting at the River Hall Town Hall Amenity Center,
within the Caloosahatchee Shores Community Plan area, on February 9, 2022, Consistent with
Policies 17.3.2, 17.3.3, and 17.3.4.

e Thereis currently, and will continue to be, adequate public services facilities to meet all regulatory
levels of service. Analysis shows the local transportation network will have both segments and
intersections that fail with or without the proposed amendments, however this is a non-
regulatory level of service.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
transmit the proposed small-scale amendment as recommended by staff in Attachment 1.

PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: October 24, 2022

A. LOCAL PLANNING AGENCY REVIEW
The applicant’s representatives provided a presentation addressing the requested amendments,
project/property history, surrounding uses, consistency with the Lee Plan, transportation analysis,
environmental analysis, public facilities impacts, and concurrent rezoning.

During the applicant’s presentation members of the LPA asked several questions which were
addressed by the applicant during their presentation. These questions are summarized below.

e Will the additional density would result in new product types or reduced lot sizes?
e Are there any additional impacts to wetlands or reduction in open space proposed based on
the additional dwelling units?
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What is the status of the southern access to the property?

Describe the stormwater management system design and capacity?

What is the density of surrounding developments?

Is there sufficient capacity in the potable water and sanitary sewer utility design and capacity?
o  Will there be additional wildlife impacts?

e What is the level of service on adjacent roadways?

Please see the October 24, 2022 LPA minutes for additional details about the questions and applicant
responses.

Following the applicant’s presentation and questions from members of the LPA, staff made a
presentation addressing the requested amendments, subject property, project density, consistency
with the Lee Plan, and staff recommendation.

Members of the LPA asked about transportation concurrency and what impacts it had on the project.
Staff clarified that transportation has a non-regulatory level of service but that levels of service were
used to assist the county in prioritizing improvements to the transportation network. Staff also noted
that Buckingham Road is on the priority list of transportation projects.

Fifteen members of the public addressed the LPA concerning the proposed amendments. Members
of the public expressed concern about the character of the area, overall density, traffic congestion,
potential flooding and stormwater management, previous representations by the developer, and
capacity of public services and infrastructure.

Following this, the applicant’s representatives responded to the comments made by the public.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners transmit CPA2021-
00016. The motion passed 4 to 0.

RAYMOND BLACKSMITH AYE
DUSTIN GARDNER AYE
JAMES M. INK AYE
ALICIA OLIVO ABSENT
DON SCHROTENBOER AYE
STAN STOUDER ABSENT
HENRY ZUBA ABSENT
DEO Transmittal Staff Report January 18, 2023
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PART 3
BOARD OF COUNTY COMMISIONERS
TRANSMITTAL HEARING

DATE OF PUBLIC HEARING: January 18, 2023

A. BOARD REVIEW:

Staff provided a brief presentation for the proposed amendment which included an overview
of the proposed amendments, location, character of the area, Lee Plan consistency, and LPA
and Staff recommendations. Following staff’s presentation, the applicant’s consultants
presented the proposed amendments in greater detail, including the proposed request,
subject property, surrounding properties, transportation and other public infrastructure,
identification of where additional units would be located within the River Hall Community,
and stated agreement with the staff and LPA recommendations.

Eight member of the pubic addressed the Board of County Commissioners concerning the
proposed amendment. The members of the public expressed concerns about internal and
external infrastructure capacity, availability of residence amenities within River Hall, the
number of dwelling units anticipated in the unplatted areas, safety of adjacent roadways,
impact of additional households on school traffic during drop-off and pick-up times, and lack
of facilities such as hospitals in the immediate area to serve existing and future River Hall
residents. The applicant’s representatives addressed concerns brought up by the public.

Following the public comment commissioners asked the applicant to verify that River Hall’s
internal infrastructure could handle the number of additional units that is being requested.
A representative for the applicant, and licensed civil engineer, stated that the internal
infrastructure was properly sized for the number of units being requested.

B. BOARD ACTION:
A motion was made to transmit CPA2021-00016 as recommended by staff and the LPA. The
motion passed 3 to 0.

MIKE GREENWELL AYE
BRIAN HAMMAN AYE
CECIL L. PENDERGRASS ABSENT
KEVIN RUANE ABSENT
RAY SANDELLI AYE
DEO Transmittal Staff Report January 18, 2023
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RIVER HALL
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Map 4-3: Roadway Capacity Needs Plan, 2020-2045
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Map 5-2: 2045 Cost Feasible Roadway Projects
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Buckingham Road Orange River Palm Beach Blvd Widen 2L to 4L PE S0 $7,420 50 §7,420 $5,250
Buckingham Road Orange River Palm Beach Blvd Widen 2L to 4L ROW S0 $15,120 S0 $15,120 $10,000
Buckingham Road Orange River Palm Beach Blvd Widen 2L to 4L CST S0 S0 $64,930 $64,930 $35,000
Corkscrew Road Three Oaks Pkwy I-75 Widen 4L to 6L PE $1,010 S0 S0 $1,010 $810
Corkscrew Road Three Oaks Pkwy I-75 Widen 4L to 6L ROW 50 $3,020 S0 $3,020 $2,000
Corkscrew Road Three Oaks Pkwy I-75 Widen 4L to 6L CST 50 $7,100 S0 $7,100 $4,500
Crystal Drive us41 Metro Parkway Reconstruct/3L PE/ROW/CST S0 $16,160 S0 $16,160 $10,250
Crystal Drive Extension Plantation Road Six Mile Cypress Pkwy New 2L PE/ROW/CST $0 $12,730 S0 $12,730 $8,075
Homestead Road Milwaukee Boulevard Sunrise Boulevard Widen 2L to 4L PE $2,810 S0 S0 $2,810 $2,250
Homestead Road Milwaukee Boulevard Sunrise Boulevard Widen 2L to 4L ROW S0 $6,050 50 $6,050 $4,000
Homestead Road Milwaukee Boulevard Sunrise Boulevard Widen 2L to 4L CST S0 $23,660 S0 $23,660 $15,030
Homestead Road Milwaukee Boulevard SR 82 Widen 2L to 4L PE S0 $5,520 ) $5,520 $3,900
Homestead Road Milwaukee Boulevard SR 82 Widen 2L to 4L ROW S0 $9,830 S0 $9,830 $6,500
Homestead Road Milwaukee Boulevard SR 82 Widen 2L to 4L GST $0 S0 $48,230 $48,230 $26,000
Littleton Road Corbett Road us41 Widen 2L to 3L CST $12,000 S0 S0 S0 $12,000 $12,000
Daniels Parkway Gateway Boulevard SR 82 Widen 4L to 6L PE S0 $4,960 S0 $4,960 $4,960
Daniels Parkway Gateway Boulevard SR 82 Widen 4L to 6L CST $0 S0 $61,360 $61,360 $33,080
Ortiz Avenue DrMartin ;’:ger HiRgdr | it R°ad7i‘ Lckestol- Widen 2L to 4L PE $1,450 50 50 50 $1,450 §1,450
Ortiz Avenue DrMartin l';t':ger Riug-ar  [fdametouts R°ad7§ . Widen 2L to 4L cST $25,200 $0 $0 $25,570 $19,400
Ortiz Avenue Luckett Road Palm Beach Blvd Widen 2L to 4L CST $0 $26,590 $0 $26,590 $16,860
Ortiz Avenue Colonial Boulevard Brpacum ;’\fger King:Jr Widen 2L to 4L csT $20,025 0 $0 $0 $20,025 $20,025
L::':: REGEEEToh North of Alico Road Daniels Parkway New 4L csT $73,550 $0 50 50 $73,550 $73,550
Veterans Parkway at Santa Barbara Boulevard Intersection PE S0 $5,480 S0 $5,480 $3,970
Veterans Parkway at Santa Barbara Boulevard Intersection CST S0 §39,730 S0 $39,730 $26,480
Colonial Boulevard McGregor Boulevard us41 Major Intersections/TBD CST S0 $70,100 $0 $70,100 $44,450
Major Intersection Gperational Salety PE/ROW/CST $40,000 $100,000 $140,000 $74,600
Improvements Improvements
40th Street Extension East end of 4th Street Alabama Road New 2L PE $0 $440 50 5440 $320
40th Street Extension East end of 4th Street Alabama Road New 2L ROW S0 S0 $4,850 54,850 $2,070
40th Street Extension East end of 4th Street Alabama Road New 2L CST S0 S0 $4,050 $4,050 $2,120
Project Phases - PD&E: Project Development and Environment; PE: Project Engineering and Design; ROW: Right-of-way Acquisition; CST: Project Construction
L]
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LEE COUNTY Road Link Volumes (County- and State-Maintained Roadwa

5/26/2020
07400 |CYPRESS LAKE DR McGREGOR BLVD SOUTH POINT BLVD 4LD E 1,940 D 1,170 D 1,230
07500 [CYPRESS LAKE DR SOUTH POINT BLVD 'WINKLER RD 4LD E 1,940 D 1,472 D 1,547
07600 |CYPRESS LAKE DR WINKLER RD SUMMERLIN RD 4LD E 1,940 D 1,472 D 1,547
07700 |CYPRESS LAKE DR SUMMERLIN RD US41 6LD E 2,940 D 2,198 D 2,310
07800 |DANIELS PKWY Usq1 METRO PKWY 6LD E 2,680 D 2,341 D 2,461
07900 |DANIELS PKWY METRO PKWY SIX MILE PKWY 6LD E 2,680 D 2,109 E 2,520 Constrained
08000 |DANIELS PKWY SIX MILE PKWY PALOMINO LN 6LD E 3,040 3,004 3121 Constrained
oB100 |DANIELS PKWY PALOMINO LN I-75 6LD E 3,040 3,094 3,142 Constrained
08200 |DANIELS PKWY I-75 TREELINE AVE 6LD E 3.260 B 2,698 B 2,835
08300 |DANIELS PKWY TREELINE AVE CHAMBERLIN PKWY 6LD E 3:260 B 2,698 B 2,835
08400 |DANIELS PKWY CHAMBERLIN PKWY GATEWAY BLVD 6LD E 3,260 B 2,412 B 2,535
08500 |DANIELS PKWY GATEWAY BLVD SR 82 4LD E 2,160 B 1,726 B 1,870 SKY Walk *
08600 |DANLEY DR US4y METRO PKWY 2LN E 860 [ 378 e 409
08700 |DAVISRD McGREGOR BLVD IONA RD 2LN E 860 5 15 C 29 old count projection(2010)
08800 |DELPRADO BLVD CAPE CORAL PKWY SE 46TH ST 6LD E 2,660 C 1,404 c 1,586 old count projection{2a09)
08900 |DEL PRADO BLVD SE 46TH ST CORONADO PKWY 6LD E 2,660 C 1,404 C 1,586 old count projection(2009)
09000 |DELPRADO BLVD CORONADO PKWY CORNWALLIS PKWY 6LD E 2,660 D 2,000 D 2,102
09100 |DEL PRADO BLVD CORNWALLIS PKWY CORAL POINT DR 6LD E 2,660 D 2,520 D 2,649 .
09200 |DELPRADO BLVD CORAL POINT DR HANCOCK B, PKWY 6LD E 2,800 C 2,111 D 2218
09300 |DELPRADO BLVD HANCOCK B. PKWY SR78 6LD E 2,800 c 1,613 c 1,695 -
09400 |DEL PRADO BLVD US 41 SLATER RD 2LN E B60 C 386 892 Crane Landing
09700 |EAST218T ST JOEL BLVD GRANT AVE 2LN E 860 c 30 C 31 *
og98oc |ESTERO BLVD BIG CARLOS PASS BRIDGHPESCADORA AVE 2LN E 726 A 339 A 356 Constrained*
09900 |ESTERO BLVD PESCADORA AVE VOORHIS ST 2LN E 726 C 629 b 662 Caonstrained®
10000 |ESTERO BLVD VOORHIS ST TROPICAL SHORES WAY 2LN E 726 Cc 629 D 662 Constrained®
10100 |ESTERO BLVD TROPICAL SHORES WAY |CENTER ST 2N | E 671 q 76 809 Constrained, old count(2010)
14400 |[ESTERO PKWY US41 THREE OAKS PKWY 4LD B 2,000 B 790 B 1,083 East & West Cypress View"
14450 |ESTERO PKWY 'THREE OAKS PKWY BEN HILL GRIFFIN PKWY | 4LD E 2,000 B 876 B 921 %
10200 |EVERGREEN RD US 41 BUS 41 2LN E 860 c 100 e 116 old count projection
10300 |FIDDLESTICKS BLVD GUARDHOUSE DANIELS PKWY 2LN E 860 o 346 c 379
10400 |FOWLERST US41 N AIRPORT RD 6LD E 2,300 D 1,258 D 1,322
10500 |FOWLERST NAIRPORT RD COLONIAL BLVD 6LD E 2,300 D 1,504 D 1,581
10800 |GASPARILLA BLVD FIFTH ST COUNTY LINE 2LN E 860 Lo} 241 C 269 Constrained*
GATEWAY BLVD DANIELS PKWY GATEWAY LAKES BLVD 4LD E 1,790 c 1,208 c 1,260
GATEWAY BLVD GATEWAY LAKES BLVD |SRB2 2LN E 860 Cc 505 C 531
10900 |GLADIOLUS DR McGREGOR BLVD PINE RIDGE RD 4LD E 1,840 Cc 470 (] 494
11000 |GLADIOLUS DR PINE RIDGE RD BASS RD 4LD E 1,840 C 1,230 c 1,365
1100 |GLADIOLUS DR BASS RD WINKLER RD 6LD E 2,780 Cc 1,230 {2 1,292
11200 [GLADIOLUS DR WINKLER RD SUMMERLIN RD 6LD E 2,780 C 1,230 Cc 1,292
11300 |GLADIOLUS DR SUMMERLIN RD US 41 6LD E 2,780 B 1,977 { ¢ 2,078
11400 |GREENBRIAR BLVD RICHMOND AVE JOEL BLVD 2LN E 860 C 75 C 8o "
11500 |GUNNERYRD SR 82 LEE BLVD 4LD E 1,920 B 965 B 1,014 )
11600 |GUNNERY RD LEE BLVD BUCKINGHAM RD 2LN E 1,020 & 773 C 908
11700 [(HANCOCK BRIDGE PKWY |DEL PRADO BLVD NE 24TH AVE 4LD E 1,880 B 1,017 B 1,069 ]
11800 |HANCOCK BRIDGE PKWY |NE 24TH AVE ORANGE GROVE BLVD 4LD E 1,880 B 1,478 B 1,554
11900 |HANCOCK BRIDGE PKWY |ORANGE GROVE BLVD MOODY RD 4LD E 1,880 B 1,529 B 1,607
12000 |HANCOCK BRIDGE PKWY |MOODY RD US 41 41D E 1,880 B 1,529 B 1,607
12100 |HARTRD SR 78 TUCKER LANE LN E 860 c 357 C 375 "
12200 |HICKORY BLVD BONITA BEACH RD MecLAUGHLIN BLVD 2LN E 8go E 533 E 560 Constrained*
12300 |HICKORY BLVD McLAUGHLIN BLVD MELODY LANE 2LN E 8go E 533 E 560 Constrained"
12400 |HICKORY BLVD MELODY LANE ESTERO BLVD 2LN E 8go E 533 E 560 Constrained®
12480 |HOMESTEAD RD SR 82 MILWAUKEE BLVD 2LN E 1,010 D 649 E 820 >
12490 |HOMESTEAD RD MILWAUKEE BLVD SUNRISE BLVD 2LN E 1,010 D 649 E 682 =
12500 |HOMESTEADRD SUNRISE BLVD LEELAND HEIGHTS 4LN E 2,960 C 649 G 682 4 lane under construction
12600 |HOMESTEAD RD LEELAND HEIGHTS LEE BLVD 4LN E 2,960 D 1,257 D 1,353
31800 |E75 BONITA BEACH RD CORKSCREW RD 6LF D 5,620 E 5,811 E 5,967
31900 |I-75 CORKSCREW RD ALICO RD 6LF D 5,620 E 5758 E 5981
32000 |l-75 ALICO RD DANIELS PKWY 6LF D 6,620 D 5730 D 6,130
32100 |[1-75 DANIELS PKWY COLONIAL BLVD 6LF D 5.620 D 5309 D 5499
3z300 |l-75 M.L.K.(SR 82) LUCKETT RD 6LF D 5,620 D 5,072 D 5,204
32400 |I-75 LUCKETT RD SR 8o 6LF D 6,620 C 4,940 c 4,933
32500 |l-75 SR 8o |SR78 6LF D 6,620 8 | 3804 B | gz
32600 (175 SR 78 COUNTY LINE 6LF c 4,670 B 3,082 B 2,726
12700 |IDLEWILD ST METRO PKWY RANCHETTE RD 2LN E 860 C 201 C 212 *
13000 |IMMOKALEERD (SR82) |EOFCOLONIALBLVD |[GATEWAY BLVD 6LD D 3471 C 1,737 e 1,971
13100 |IMMOKALEE RD (SR 82)  |GATEWAY BLVD GUNNERY RD 6LD D 3171 € 1,166 (i 1,245
13200 |IMMOKALEERD (SR82) |GUNNERY RD ALABAMA RD 6LD D 4,860 B 1,635 B 1747
13300 |IMMOKALEERD (SRB2) |ALABAMARD BELL BLVD 4LD D 3240 B 612 B 658
13400 |[IMMOKALEERD(SRB82) |BELLBLVD COUNTY LINE 4LD D 3,240 B 617 B 648
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