


RESPONSE: Emergency medical services is a non-regulatory facility per Lee Plan Policy
95.1.3.9.

As stated in Policy 95.1.3, “Regulatory LOS standards will be the basis for determining the
adequacy of public facilities for the purposes of permitting new development. Compliance
with non-regulatory LOS standards will not be a requirement for continued development
permitting but will be used for facility planning purposes. The LOS will be the basis for
facility design, for setting impact fees, and (where applicable) for the operation of the
Concurrency Management System (CMS).”

Thus, the Applicant along with the County will continue to monitor EMS LOS as the project
proceeds through the permitting process and utilize this information for facility planning
purposes.

Please provide additional Lee Plan analysis for the following Goals, Objectives, and Policies: Goal
2, Objective 2.1, Objective 2.2, Policy 4.1.2, Objective 17.3, Goal 27, Objective 27.3, Objective 28.1,
Objective 28.5, Policy 28.5.3, Policy 28.5.4, Policy 28.5.5, Goal 60, Goal 61,

Policy 77.3.7 Policy 124.1.1, 126.1.1, 126.1.4.

RESPONSE: Please refer to revised Lee Plan Narrative. The above policies have been
added to the narrative.

The MCP submitted with the concurrent rezoning (DCI12022-00062) identifies a location for a
treatment plant, but the CPA provides that the development will connect to LCU facilities. Please
clarify.

RESPONSE: The MCP in the companion PD rezoning application has been revised to
eliminate reference to the private on-site wastewater treatment facility.

TRANSPORTATION COMMENTS:

1.

Bateman Road is a county maintained local road with a posted speed limit of 25 mph. Please update
the information in TIS regarding Bateman Road.

RESPONSE: Please see revised TIS.

Table 1A & 3A must be updated to reflect the following: North River Road is an arterial with a posted
speed limit of 30 mph. Joel Boulevard is an arterial with a posted speed limit of 45 mph. Please use
'Lee County Generalized Peak Hour Directional Service Volumes' table to get the corresponding
LOS volume data for these facilities. Similarly, the area type for SR 80 (Palm Beach Bivd) is ‘Rural
Developed'. So, follow the ‘Uninterrupted Flow Highway-Developed Areas’ section of the table titled
‘Generalized Peak Hour Directional Volumes for Florida’s Rural Undeveloped Areas and Developed
Areas Less than 5,000 Population’ (Table 9) for SR 80 LOS volume data.

RESPONSE: Please see revised TIS.

Table 2A must be updated: 'PK DIR PM PROJ TRAFFIC' appears to be incorrect as the highest one-
way frip count was not used.

RESPONSE: Please see revised TIS.

RVi Planning + Landscape Architecture | 2 of 3









Public Facilities Impacts

NOTE: The applicant must calculate public facilities impacts based on the maximum development.

1. Traffic Circulation Analysis: The analysis is intended to determine the affect of the land use change on the Financially
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon).
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative

Code (AC)13-17.

a. Proposals affecting less than 10 acres, where development parameters are contained within the Traffic Analysis
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and
AC-13-17. Identification of allowable density/intensity in order to determine socio-economic data for affected
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is
required consistent with AC-13-17 and the Lee County TIS Guidelines to determine required components of

analysis for:

i.

il.

iii.

Total peak hour trip generation less than 50 total trip ends —tripgeneration.

Total peak hour trip generation from 50 to 300 total trip ends — trip generation, trip distribution and trip
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s)
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis
criteria in AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term
analysis.

Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will
include any portion of roadway segments within an area three miles offset from the boundary of the
application legal description metes and bounds survey. LOS analysis will also include any
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application.

b. Map amendment - greater than 10 acres -Allowable density/intensity will be determined by Lee County Planning

staff,

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3):

a. Sanitary Sewer
b. Potable Water

c. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space

e, Public Schools

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency
Management Report):

M@ w0 R0 O

Franchise Area, Basin, or District in which the property is located

Current LOS, and LOS standard of facilities serving the site

Projected 2030 LOS under existing designation

Projected 2030 LOS under proposed designation

Existing infrastructure, if any, in the immediate area with the potential to serve the subject property
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long rangeimprovements
Provide a letter of service availability from the appropriate utility for sanitary sewer and potablewater
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V. Proposed Amendment

The amendment request will allow for development of the Property as a Recreational Vehicle Park,
with a maximum of 700 units and up to 30,000 SF of commercial uses, along with associated
infrastructure and amenities. The Applicant has submitted a companion MPD rezoning petition to
implement the intended development program, while ensuring adequate protection to the
environment and rural character of the area.

The current amendment requests for a change in FLU from Rural to Sub-Outlying Suburban, which
allows for the increase in density to allow for a compact form of development where infrastructure
exists to support new growth, while ensuring that the rural character of the community is preserved.
The proposed FLU category restricts residential density to 2 units per acre, achieving a gradual
reduction in densities from Urban Community that lies to the immediate west to the Rural lands to
the east.

At the same time, the RV park introduces housing options in the community as well as commercial
uses that could provide required services to the residents of the RV park and the adjoining rural
areas, thereby reducing vehicle miles travelled and allowing for accessibility by bicycle and
pedestrians in the project and immediate area.

The proposed development, being developed at a density greater than 2.5 du/ac is required to
connect to a public water service, per the Lee Plan Standard 4.1.1. The amendment includes a
request for the Property to be added to the Lee County Utilities, Future Water Service Areas. The
gross density of the companion MPD is 4 du/acre, thereby exceeding this minimum threshold.

Further, the proposed text amendment requests that additional acreage be added to the Sub-
Outlying Suburban FLU category in District 1, ensuring that the project is consistent with Table 1(b)
of the Lee Plan.

VI. Lee Plan Consistency & Community Plan Area Consistency

The following is an analysis of how the proposed amendment is consistent with the goals, policies
and objectives of the Lee Plan.

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 areas 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.

In compliance with this policy, the Property is located in a suburban area of the County,
with less dense development. One of the parcels comprising the Property has an Urban
Community FLU designation, which allows development of 6 du/ac as evidence of the
transitioning nature of this area. By changing the FLU designations of the eastern two
parcels from Rural to Sub-Outlying Suburban, there will be a gradual decrease in
densities from west to east. While this allows for the increase in density necessary to
achieve the Client’s compact development program and make appropriate use of
available infrastructure, it still ensures a low-density community character, with a net
increase of only 1 du/ac across 92.71 acres or 93 units.

Caloosa 80
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TABLE 2A
2045 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS

CALOOSA 80 CPA
Revised 1-17-2023
TOTAL PM PEAK HOUR PROJECT TRAFFIC = 85 VPH IN= 54 ouUT= 31
2045 2045 BACKGROUND PLUS PROJ
2045 AADT 100TH HIGHEST PM PK HR PEAK DIRECTION PROJECT PKDIR PEAK DIRECTION
FSUTMS COUNTY PCS/ BACKGROUND K-100 HOUR PK DIR D PEAK  TRAFFIC VOLUMES & LOS TRAFFIC PM PROJ TRAFFIC VOLUMES & LOS
ROADWAY ROADWAY SEGMENT AADT EDOT SITE # TRAFFIC FACTOR 2-WAY VOLUME FACTOR DIRECTION VOLUME LOS DIST. TRAFFIC VOLUME LOS
N. River Rd E. of Broadway 3,864 124654 3,864 0.095 367 0.535 EAST 196 (o} 2% 1 197 Cc
W. of Broadway 10,592 124650 10,592 0.085 1,006 0.535 EAST 538 (o] 3% 2 540 c
Joel Blvd. S. of SR 80 22,813 305 22,813 0.100 2,281 0.521 NORTH 1,188 D 5% 3 1,191 D
SR 80 (Palm Beach Blvd) E. of Hickey Creek Rd. 26,125 120006 26,125 0.095 2,482 0.528 EAST 1,310 B 75% 41 1,351 B
E. of Site 25,303 120006 25,303 0.095 2,404 0.528 EAST 1,269 B 25% 14 1,283 B
E. of Broadway 33,948 120006 33,948 0.095 3,225 0.528 EAST 1,703 c 20% 11 1,714 c
E. of Joel Blvd. 33,075 120086 33,075 0.095 3,142 0.528 EAST 1,659 C 15% 8 1,667 o]
Broadway Ave. N. of SR 80 15,387 124110 15,387 0.095 1,462 0.538 NORTH 787 F 5% 3 790 F

* The K-100 and D factors were obtained from Florida Traffic Online resource and for Joel Blvd., Lee County Traffic County Database System









TOTAL PROJECT TRAFFIC AM = 61 VPH
TOTAL PROJECT TRAFFIC PM = 8s VPH

ROADWAY
N River Rd

Jos| Blvd.

SR 80 (Palm Beach Blvd)

Broadway Ave.,

LCDOT PCS OR BASE YR
ROADWAY SEGMENT FDOT SITE #

E of Broadway 124654
E of Cemetery Rd 124650
5 of SR80 305

E of Hickey Creek Rd 120006
E of Sile 120006
E of Broadway 120006
E of Joel Bivd 120086
N. of SR 80 231

IN=
IN=

ADT
2,500
2,800

8,200
17,700
17,700
17,700

14,600

4,900

16
54

2021
ADT
3,400
3,600

11,000
23,500
23,500
23,500

21,000

5,700

CALOOSA 80 CPA

ouT=
ouT=

YRS OF

GROWTH. '

6
6

o o O O

14

TABLE 4A
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS

45
3

ANNUAL PK SEASON
PEAK DIR

RATE
526%
4 28%

5.02%
4 B4%
4.84%
4.84%

6 25%

200%

2021
PK HR

173

183

564

1,179

1,179

1,179

1,053

292

FDOT Sta. #
120006
120086
124654
1248650
305
231
2027
PK HR PK SEASON
PEAK DIRECTION
VOLUME LOS
260 Cc
256 B
795 c
1.641 c
1,641 c
1,641 c
1,610 c
343 D

K
0.095
0.095
0095
0085
0095
0085

vic
Ratio

037

021

048
0.51
044
044

043

046

D
0528
0528
0535
0535
0540
0540

PERCENT

PROJECT AMPROJ PMPROJ

Revised 1-17-2023

TRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio VOLUME LOS Ratio

2%
3%

5%

75%

25%

20%

15%

5%

1 AGR for roadways was calculated based lhe hislorical traffic data obtained from Florida Traffic Online webpage and Lee County Traffic Count Report

2 Current peak hour peak season peak direction lraffic volumes for all roadways were obtained by adjusting the 2021 AADT by lhe appropriate K and D factors

1
1

1
2

4
14
"

2027 2027
BCKGRND BCKGRND
+ AM PROJ vic + PM PROJ wiC
261 cC 037 261 c o037
257 B 021 257 B o021
797 C 049 798 C 048
1,674 C 052 1,681 c 052
1,652 C 044 1.654 C 044
1,650 C 044 1,652 C 044
1,616 C 043 1,618 C o043
345 D 047 345 D 047
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RIVERGLEN PROPERTIES LLC
1380 GASPARILLA DR
FORT MYERS FL 33901

HOELDERLIN ARTHUR JOSEPH I1I
2251 SUNSET TRL
ALVAFL 33920

STATE OF FL DOT
PO BOX 1249
BARTOW FL 33831

SNOW KEITH A
19140 PALM BEACH BLVD
ALVAFL 33920

CHILDRESS SHANE & VICTORIA
17629 WOODLAND CT
PUNTA GORDA FL 33982

YODER BROTHERS INC
ERIN MAZZUCCO

115 THIRD ST SE
BARBERTON OH 44203

WILKINSON KATHERINE A TR
19521 PALM BEACH BLVD
ALVAFL 33920

CARDULLO CLARENCE C SR +
19401 LITTLE LN
ALVAFL 33920

CHOW KAIFU
15861 COUNTRY CT
FORT MYERS FL 33912

QUATTROCCHI STEPHANIE
19431 LITTLELN
ALVAFL 33920

CUSTER PEGGY M TR

JOHN CUSTER

211 HENDRICKS ISLE

FORT LAUDERDALE FL 33301

MALLETT ROBERT LANE TR
2101 SUNSET TRL
ALVAFL 33920

STATE OF FL DOT
PO BOX 1249
BARTOW FL 33831

BOWDLER DAVID F
14011 CEMETERY RD
FORT MYERS FL 33905

LYNCH THOMAS
19160 PALM BEACH BLVD
ALVAFL 33920

STATE OF FL. DOT
PO BOX 1249
BARTOW FL 33831

PUMPHREY TREVOR JOHN

MODERN MOULDS BUSINESS CENTRE
2-3 COMMERCE WAY

LANCING BUSINESS PARK

LANCING BNI15 8TA

UNITED KINGDOM

HEATH STANLEY TR
19591 LITTLELN
ALVAFL 33920

SMITH BRITTANY G
19471 LITTLE LN
ALVAFL 33920

REINBOTT MICHAEL +LISA
PO BOX 1423
LABELLE FL 33975
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MARRA ESTATESLLC
3001 BATEMANRD
ALVAFL 33920

MARRA JASON A
7800 UNIVERSITY POINT DR
FORT MYERS FL 33907

BERNARD BRIAN W & SIMONE
2995 BATEMANRD
ALVAFL 33920

HAMILTON MILTON JIIT &
1901 BALSEY RD
ALVAFL 33920

EXCELLENT PROPERTIESLLC
1829 SAINT IVES CIR
LEXINGTON KY 40502

JABLONSKI JEFFREY & MARLO
18931 PALM BEACH BLVD
ALVATFL 33920

PUMPHREY TREVOR JOHN

MODERN MOULDS BUSINESS CENTRE

2-3 COMMERCE WAY
LANCING BUSINESS PARK
LANCING BN15 8TA
UNITED KINGDOM
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PageBreak

MARRA ESTATESLLC
3001 BATEMAN RD
ALVAFL 33920

LEE COUNTY
PO BOX 398
FORT MYERS FL 33902

LEE COUNTY
CONSERVATION 2020
PO BOX 398

FORT MYERS FL 33902

GROFF NICHOLAS PII TR
2051 SNYDER DR
ALVAFL 33920

EXCELLENT PROPERTIES LLC
1829 SAINT IVES CIR
LEXINGTON KY 40502

ALVAREZ FREDDYS VALDES
112 ORTONA ST
LEHIGH ACRES FL 33936

STULB JOSEPH JR

18070 SAN CARLOS BLVD UT 614

FORT MYERS BEACH FL 33931








