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PROCEEDI NGS

HEARI NG EXAM NER CCOLLINS: Good norning, ny nane
is Donna Marie Collins. |'mthe Hearing Exam ner that
w Il be presiding over this norning' s application,
which is pertaining to the Pelican Landing MPD. The
date is June 19th, 2025.

| have received the 48-hour letter. | am marking
t hat as Applicant Exhibit 1.

Al'l testinmony and evidence | accept during these
heari ngs nust be taken in under oath. | wll
adm ni ster the oath at the conclusion of ny
I ntroductory conments.

Qui ck question: Do we have any nenbers of the
public here today?

MS. CRESPO  No.

HEARI NG EXAM NER CCLLINS: No, okay. Well, then |
w || abbreviate ny introduction since we have seasoned
veterans here, and | wll request the affidavit of
publication for the hearing.

M5. WORKMAN:  Yes.

(Staff Exhibit 1 subnmitted.)

HEARI NG EXAM NER CCOLLINS: Are we sure this was
advertised? I|I'ma little suspicious because we have no
publi c.

MS. WORKMAN: It was advertised, and | have
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recei ved 120 email s.

HEARI NG EXAM NER CCOLLINS: Al right, then. Well,
you nust have satisfied themw th your conmunity
nmeetings, if they're not here today.

Ckay. | will accept the affidavit of publication.
This will be Staff Exhibit 4. | will note that Staff
Exhibit 1 is the Staff Report; Staff -- condition
nunber 2 -- excuse nme -- Exhibit Nunber 2 is the Staff
Report that was provided on the remand; and then
Exhi bit Nunmber 3 is the DRI-related Staff Report; and
this will be Exhibit 4, affidavit of publication.

Ckay. |'mready to begin.

MR YOVANOVI CH:  Good norning. For the record,

Ri ch Yovanovi ch on behal f of the Applicant.

Wth me today are Stephen Wl son and Lisa Van Di en
wth the Applicant. You'll hear from M. WIson, who
Is wth London Bay; Jackie Larocque is our civil
engi neer on the project; Ted Treesh is our
transportation consultant; Shane Johnson is our
envi ronnental consultant; and both Jem Frantz and
Al exis Crespo are professional planners. They've al
been qualified as experts before you in the past; so
we're requesting they be accepted as experts in their

respective fields.

The application before you today is -- actually,
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you have two, but | don't think you actually hear the

DRI portion of that today. But you have an application
to rezone 430 acres to a PD, a mxed PD. It's at the
term nus of Coconut Road. It's on the north side of
Coconut Road, and it's outlined in red before you.

The property is owned by the Applicant today, so
the acquisition of the property is not conditioned upon
any rezoning activity for the property.

Overall the property is 430 acres. It's currently
zoned Kersey-Snoot RPD and the Pelican Landi ng CPD/ RPD;
and, again, we're requesting it be rezoned to the
Pel i can Landi ng MPD.

| expected there to be sone public here today, but
thisis a-- this is part of the Pelican Landing DRI
As you know, Pelican Landing has several PDs within it,
and we're rezoning portions of two of those PDs to the
Pel i can Landi ng MPD.

|'"mgoing to outline, and you'll hear in greater
detail, this rezone to MPD nodifies density that was
originally allocated in the PD and sone intensity for
retail and office and hotel; so there are additions and
subtractions fromthe -- the current PDs in the DRI.
However, at the end of the day, you'll hear from Ted
Treesh that -- and your Staff agreed, that the

nodi fications actually result in a reduction in trips
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generated fromthe PD;, and, specifically, Coconut Road

does operate at the adopted | evel of service with all
of the additions and subtractions fromthe PD that you
w || hear about.

And you will see fromthe -- | believe Staff wll
give you all of the emails that were received, and the
primary concern seenmed to have to do with traffic on
Coconut Road. So we'll be providing you with testinony
as to the inpacts of what we're proposing not only
within the DRI, but also specifically on Coconut Road.

HEARI NG EXAM NER COLLINS: Ckay. Regarding the
DRI, the Code requires ne to review the requested
amendnent - -

MR YOVANOVI CH:  Right.

HEARI NG EXAM NER CCOLLINS: -- and prepare a
recommendation to the Board. M reviewis very narrow
in scope. | will be doing that --

MR. YOVANOVI CH:  Yes.

HEARI NG EXAM NER COLLINS: -- as part of this
request; correct?

MR YOVANOVICH.  You will be. That's a conpanion,
and you've already received those -- that's why we had
t he continuance, if you renenber --

HEARI NG EXAM NER COLLINS: Okay, right.

MR YOVANOVI CH. -- Dbecause we didn't have the DRI
Fort Myers Court Reporting
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materials --

HEARI NG EXAM NER CCOLLINS: | just want to clarify
that we are handling both matters.

MR YOVANOVICH: Yes, yes. So there is the
conpani on DRI that you -- amendnent to the DRI that you
w || al so be considering.

As | -- as | started to talk about, we are -- we
are increasing the overall nunber of dwelling units in
the DRI by 488 dwelling units. W are reducing the
overall retail by 147,000 square feet. W are reducing
the office by a little over 100,000 square feet. W're
removi ng one golf hole, and we are addi ng 232 roons.

As M. Treesh will tell you in his analysis, that
actually is a reduction of the overall traffic for the
DRI, and therefore the PDis not creating any
additional traffic inpacts other than what was
previously approved in the DRI; and, again, as |
nmenti oned, we did a specific analysis -- although I
don't believe it was legally required, we did do a
speci fic analysis on Coconut Road.

|'"mgoing to turn it over to Stephen Wlson to
give you just a brief introduction to London Bay. They
are property owners in both Lee County, as well as
Bonita Springs, and are conmmtted to this portion of

Lee County as a devel oper. They do nothing but
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hi gh-end first-
give you a brief introduction of London Bay. And then
Jemwi |l cone up -- JemFrantz will conme up and start
t he planning presentation, and then we'll nove through
the other experts with our presentation.

HEARI NG EXAM NER COLLINS: WIIl the golf course be
open to the public?

MR YOVANOVI CH.  The golf course currently is open

to the public,

course could go private.

HEARI NG EXAM NER COLLINS: So the traffic was

anal yzed based

MR, YOVANOVI CH: Correct.

HEARI NG EXAM NER CCOLLINS: -- to the golf course?
MR. YOVANOVI CH:  Yes.

HEARI NG EXAM NER CCOLLINS: (Ckay, thank you.

Good nor ni ng.

MR WLSON:. Good norning.

My nane is Stephen Wlson. [|'mone of the owners
and executive vice president of London Bay. | just

wanted to give you a very brief overview of who we are

and what we do.

W were established in 1990 in Fort Myers, been
going for 35 years. Most of our work is in Collier and

Lee County. W' ve had a very good reputation for what

Page 10
cl ass devel opnent, and |I'll have Stephen

but there is the possibility the golf

on public access
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we do, including being called Arerica's best buil der at
sone st age.

W see this as a real |egacy project. It's over

500 acres, including land in Lee County and in Bonita,
which is absolutely world-class residential space --
you' ve got an inmage of our first phase up on the
screen -- and we see it as being very conplenentary to
Lee County and Estero and Bonita Springs, and very nuch
see that being conbined with the core val ues of how we
operate as a conpany.

Thank you very nuch.

HEARI NG EXAM NER COLLINS:  Thank you.

(O f-the-record discussion)

MS. FRANTZ: Good norning, JemFrantz with RV
Pl anni ng and Landscape Architecture. ['mgoing to run
t hrough our request.

So taking a step back to | ooking at the project
| ocation, there's been changes to jurisdictional
boundaries in this area over tine. So what you're
| ooki ng at now denonstrates the portion of the property
and a couple of surrounding properties that are within
uni ncorporated Lee County; and then that's surrounded
by the Village of Estero, which is yellow, and the City
of Bonita Springs, which is bl ue.

HEARI NG EXAM NER CCOLLINS: Ckay. So this
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application pertains solely to the outline in red?

M5. FRANTZ: Correct.

HEARI NG EXAM NER COLLINS: The property in Bonita
Springs, is that part of London Bay's property, as
wel | ?

M5. FRANTZ: London Bay does own sone of the
properties over here, and they're within the Gty of
Bonita Springs. They have their own PDs in that
jurisdiction.

HEARI NG EXAM NER COLLINS: This is freestandi ng,
going to neet all the criteria on its own?

M5. FRANTZ: (Nods head.)

(Di scussion at |ectern)

M5. FRANTZ: So | ooking at the surrounding | ands,
kind of in the doughnut hole here is the Hyatt
timeshares. This was a part of the Kersey-Snoot PD,
and we'll see that in a future slide.

HEARI NG EXAM NER COLLINS: And that's out?

M5. FRANTZ: That's not within the property.

HEARI NG EXAM NER COLLINS: Right.

M5. FRANTZ: This single-famly residential over
here is the Fountain Lakes comunity; to the north is
the West Bay Golf & Country Cub; this property here,
one of the London Bay-owned properties, is known as

Raptor Bay; to the south of that is the Ritz
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Resi dences. You nmay have seen that, those towers going

up.
Again, to the south of the Rtz is the Hyatt
Coconut Point; to the south of Coconut Road is The
Col ony, which is made up of a nunmber of smaller
comuni ties; and then our neighbor to the southeast is
El Dorado Acres.
Wthin the property, there are three separate |and
use categories: Suburban is over here, currently a
gol f course area; there's Wetlands throughout the
property running north and south, and then -- along the

west ern boundary; and then the renainder is Qutlying

Subur ban.

So the calculation of that acreage -- and,
actually, this -- this acreage here includes the
Ker sey- Snoot acreage, as well. And we'll get to why

we're including both of those in a future slide but --
so including that Kersey-Snmoot doughnut hole, the
calculation of allowable density in this future | and
use designation is 893 dwelling units. That doesn't
include any density derived fromany of the
nonr esi denti al areas, and you can see the breakdown of
the wetlands, as well.

So here you can see the current zoning. The

Ker sey-Snoot RPD is the blue -- you can see that
Fort Myers Court Reporting
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portions of it have been annexed into the Gty of

Bonita Springs and are included in those separate PDs,
and the red is the Pelican Landi ng CPD/ RPD.

These areas over here are colored as if they're
within the PDs. This boundary |ine here represents the
mean high waterline. So this is kind of a remant
of -- a mapping remmant that is not really a part of
the property. So just trying to nake that part clear.

Here's the current Kersey-Smoot RPD. You can see
how at the clubhouse, it cuts to the west. So when
we're | ooking at that, you can see that sone of those
properties have been annexed into the city. And,
again, down here, as well.

So Kersey-Snpbot was accessed by what is now known
as Sal tleaf Boul evard, Coconut Point Resort. It's a
private road, includes a golf clubhouse, the Hyatt
ti meshares, and sonme additional sales centers to the
sout h.

It allowed for 362 nulti-famly units; 96 of those
are currently built. The maxi mum buil ding height in
that PDis 75 feet. And so of the 362 total units
all owed within Kersey-Snoot, 241 of those units are now
owned by the Applicant today and have been assigned to
t he Pelican Landing MPD as we nove forward.

HEARI NG EXAM NER COLLINS: So they're unbuilt but

Fort Myers Court Reporting
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assigned to this -- available for devel opnent under

this --

M5. FRANTZ: Correct.

HEARI NG EXAM NER COLLINS: -- MPD.

M5. FRANTZ: Correct.

So that | eaves the Kersey-Snoot PD with 121 units
remai ning. So 96 of those are built, there's an
addi tional 25 units.

HEARI NG EXAM NER CCOLLINS: Ckay. So when you say
121 units remain within Kersey-Snoot, is that then
outside this project --

MS. FRANTZ: Qutside of this project.

HEARI NG EXAM NER CCOLLINS: In Lee County or Bonita
Springs, but not part of this?

MS. FRANTZ: |In Lee County, but not part of this.

HEARI NG EXAM NER CCOLLINS: Ckay.

MS5. FRANTZ: This is the current master concept
plan for the Pelican Landing portion of the property.
It's currently entitled for the existing golf course
that's there, there's ancillary amenities and
preservation |ands, as well.

HEARI NG EXAM NER CCOLLINS: And is this devel oped?

MS. FRANTZ: This is developed. The golf course
IS open and exists today.

So this is all just a part of the Pelican Landing
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DRI. As you know, as Rich nentioned, it's within the

overall DRI, and that DRI straddles Lee County, City of
Bonita Springs, and the Village of Estero. The DRI is
made up of just two separate devel opnent orders: One
in Bonita Springs and one in Lee County. That --
Bonita Springs covers all of the renaining | ands
outside of -- out of unincorporated Lee County.

There's been quite a few anendnents over tine, 16
previ ous amendnents to the DRI. W -- as we've
menti oned, we have a conpanion DRI DO anendnent to
address the density changes that we're proposing
through this MPD, and the majority of the rest of the
DRI outside of the subject property today is already
built.

(Sotto voce between Hearing Exam ner and reporter)

MS. FRANTZ: So |ooking at the entitlenments within
the DRI -- stepping away fromtoday's PD -- the tota
approved residential units are 3,912. O that, the
total unbuilt entitlenments for residential units,
that's the 241 units from Kersey-Snmoot that | nentioned
just a coupl e seconds ago.

HEARI NG EXAM NER CCOLLINS: And that's going to be
assigned to the MPD

M5. FRANTZ: WII| be assigned to the MPD today.

And then | won't run through all the nunbers, you
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can see those. You have the presentation. But,

essentially, the colum here is the overall approvals,
and the colum to the right denonstrates what has been
transferred to the Applicant today.

So in addition to those 241 units from
Ker sey- Snmoot, they' ve al so obtained sonme retail and
of fice square footage, as well. And that square
footage is a part of --

HEARI NG EXAM NER COLLINS: Converted to ot her
uses.

MS. FRANTZ: Correct.

HEARI NG EXAM NER COLLINS: | got that.

MS. FRANTZ: Again, going back through the request
overview today. So for the MPDitself, the tota
dwel ling units is 729 dwelling units. You'll see in
the traffic report that that assumes 100 single-famly
units and 629 nulti-famly dwellings. The PD will
retain 25,000 square feet of office uses; again, 27
golf holes; and 300 hotel -- 318 hotel roons. There's
also private on-site recreation and accessory uses, as
wel | .

The buil ding heights vary based on the different
tracts within the MPD, which we'll run through really
explicitly; but we have the highest heights of 290 feet

are nore towards the west, and they step down as we go
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further to the east. So 290, 110, 50 feet.

HEARI NG EXAM NER CCOLLINS: Onh, wait, go back. So
t hese represent caps; right?

MS. FRANTZ: Exactly.

HEARI NG EXAM NER CCOLLINS: What's MJ?

MS. FRANTZ: Yeah. So we'll see on the naster
concept plan, we've got several tracts for devel opnent.
The MJis the m xed-use tract, and that's where we have
the ability for those office uses.

HEARI NG EXAM NER CCOLLINS: Retail/office?

MS. FRANTZ: Just -- just office uses.

HEARI NG EXAM NER COLLINS: Ckay.

MS. FRANTZ: I'Il try not to get too in the weeds
on this table; but, again, we're looking at the overall
approved DRI entitlenents. This is, again, the sane
colum that we saw on the previous slide conpared to
the total proposed entitlenents in the MPD and what
that represents in terns of increases or decreases in
the DRI.

HEARI NG EXAM NER COLLINS: So the reduction in
office and retail is allowing you to increase the
residential and the hotel, but still keep the traffic
bel ow the original estimate?

MS. FRANTZ: Exactly.

HEARI NG EXAM NER CCOLLINS: Ckay.
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MS. FRANTZ: And we'll continue to | ook at that

t hr oughout the presentation.

As we're | ooking at these nunbers, so this 729
i ncludes the 241 dwelling units, and so that's why it
is only an increase of 488 units for the overall DRI
approval s.

| nmentioned that the future | and use designation
tabl e included the remmant portion of Kersey- Snoot,
that kind of |ike doughnut hole, and so this is why we
i ncluded that in that cal cul ation, because we wanted --
as we're taking some |ands out of Kersey-Snoot, noving
theminto this Pelican Landing MPD, we wanted to ensure
that both -- this entire area was still consistent with
the Lee Plan in ternms of allowable density.

And so, again, you see this is that same table
from before, a maxi mum of 893 all owable dwelling units,
and between the proposed Pelican Landing MPD, today's
subj ect property, 729 dwelling units, and the remaining
121 dwelling units that we went through, it's only a
maxi mum of 850 units. So well within the allowable
dwelling units in both of these areas.

Here's the master concept plan. Here sone of the
hei ghts and the tracts will nake nore sense.

So overall you've got the MJ tract, the m xed-use

tract, adjacent to Coconut Road; we have a RES tract,
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that's the 110-foot building height that you saw

previously; and then the MF tract up here. The
remai nder is a mx of golf course, stormnater |akes,
and conservation areas. This blue here is an existing
fl owway. These preserve areas are all under existing
conservation easenents.

HEARI NG EXAM NER COLLINS: So does this m xed-use
area include what -- it's like a parking facility right
now, or is that on another --

MS. FRANTZ: The parking facility is off-site next

door .

HEARI NG EXAM NER COLLINS: | see, okay.

MS. FRANTZ: This was previously all golf course,
and in -- the golf course has been redevel oped over the

| ast couple of years, there's been a couple of ADDs to
allow for that, and this area is no | onger being used
for golf.

HEARI NG EXAM NER COLLINS: Okay. Well, I'm going
to have to do another site check after this hearing
because it was difficult to put things into context
just | ooking at the paperwork when | went out --

MS. FRANTZ: Sure.

HEARI NG EXAM NER CCOLLINS: -- prior to hearing.

MS. FRANTZ: As you're driving dowmn Coconut Road,

this access point right here is the existing access
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point for the golf maintenance facility.

HEARI NG EXAM NER COLLINS: Right, okay.

MS. FRANTZ: Just to orient you a little.

HEARI NG EXAM NER COLLINS: Al'l right, thank you.

MS. FRANTZ: So access for the overall naster
concept plan includes that access point on Coconut
Road. Also along Saltleaf Boulevard there are access
points into the RES and then into the MF tract. W
al so anticipate sone interconnections with the
surroundi ng Raptor Bay PD in Bonita Springs.

W' re going to go through sone nore el enents of
t he master concept plan in the next few slides.

So we | ooked at the proposed building heights in
conparison to sone of the building heights surrounding
the property. |'Il walk through -- so West Bay has a
maxi mum of 290 feet, which is the sanme as our M tract;
Rapt or Bay, that piece adjacent to us, has a nmaxi num of
20 stories over 2 parking; the Ritz Residences has a
maxi mum of 286 feet; Hyatt Coconut Point 213; Altaira
249; and Navona 254. So on our property within these
tracts, you can see the 291, 110, and 50.

The --

HEARI NG EXAM NER COLLINS: \Where are the
single-fam |y honmes going to go?

MS. FRANTZ: So those will be allowed in the
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m xed-use tract.

HEARI NG EXAM NER CCOLLINS: | see, thank you.

MS. FRANTZ: The buffers for the property, there's
a conbi nati on here:

So where there are preserves adjacent to
surroundi ng properties, there's no buffer proposed.

Where the golf course is adjacent to El Dorado and
West Bay, we have a 30 foot Type F. Those buffers are
in place now. They were required as part of the golf
course redevel opnent. There's a nai ntenance road that
runs along here, and so that Type F was required for
t hat mai nt enance road.

W have Type D buffers along rights-of-way, along
the private road here, and then al ong Coconut Road.

And then as a part of the Staff conditions we have
a nodified Type B buffer adjacent -- between the
m xed-use tract and the El Dorado Acres.

Ch, sorry, one nore -- a couple nore things to
poi nt out here.

| mentioned this is an existing flowway; so we
have a 50-foot waterway buffer on both sides of that
flowway. And then our -- we have preserves that vary
in width along the western side of the property that
provide a buffer to the Estero Bay.

In terms of open space, there are 65 acres
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required for the property, 204 acres provided. And,

again, | nmention the preserves that are denonstrated
on -- on the nmap today are under an existing
conservation easemnent.
We have a nunber of deviations that 1'll wal k
t hrough for the PD. Many of these have been previously
approved for different PDs and ADDs and -- all al ong
the way, so |'I|l point those out when it's relevant.
Deviation 1 allows for 5-foot sidewal ks al ong one
side of internal roadways. This applies to all of the
different tracts. So we're just looking for
flexibility in site design, and it's consistent also
W t h adj acent approvals in Bonita Springs.
Devi ation 2 applies, again, to nost of the
tracts -- RES, MF, and MJ tracts -- and allows for
par ki ng spaces to back onto the right-of-way to all ow
for on-street parking. This is one that has been
approved in the past for those two zoning resol utions.
Deviation 3 allows for O-foot separation between
internal roads and drives fromthe devel opnent
perineter, and a 15-foot separation when adjacent to
external parcels, again, looking for flexibility in
site design, and keeping the internal parcels'
m xed-use environnment wal kable. This has previously

been approved, as well.
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Deviation 4 allows for a 0O-foot setback for

identification signs when site distance requirenents
are nmet. And, again, this is another that was approved
previously and allows for consistent signage throughout
t he devel opnent.

Deviation 5, again, allows a O-foot -- | think
this one is wong.

HEARI NG EXAM NER COLLINS: That | ooks like a

repeat .
MS. FRANTZ: Yeah, I'mgoing to -- I'mgoing to
cone back to that. | apologize for that. Let ne cone

back to that slide.

Deviation 6 allows for 4-to-1 slope on all |ake
banks in all tracts. That's currently been approved
for the golf course area, and we're expanding that to
the remainder of the tracts within the PD

Deviation 7 allows for a 5-percent reduction of
the required spaces at the golf clubhouse only. This
was previously requested for a reduction in unnecessary
par ki ng, and approved in a past zoning resol ution.

Deviation 8 is addressing those nmaxi mum hei ghts.
The maxi mum hei ght of 290 feet was previously approved
in zoning resol ution 94-014.

Deviation 9 allows for no internal buffers between

tracts. It allows for -- again, addressing that
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m xed- use wal kability environnent that we're | ooking

for. This applies to all tracts.

Deviation 10 allows for the indoor recreation
facilities to be parked at 1 space per 1,000 square
feet for those private facilities, where those
facilities aren't open to the public and just to the
residents. It's intended to reduce parking that would
be required. Sone of these facilities will be |ocated
wthin towers and so obviously don't require trips to
get there for the residents.

Deviation 11 allows a 0O-foot setback when adj acent
to other tracts within the Pelican Landing MPD --
adj acent to the Pelican Landing RPD/CPD in Bonita and
the Bayview CPD in Bonita, as well; and a 50-f oot
setback fromthe northern property boundary. In this
case we're in agreenent with Staff's recommended
changes to this deviation.

Deviation 12 allows for a m ni mum separation of
bui | di ngs of 35 percent of the sumof the buildings for
bui | dings that are greater than 35 feet in height.

This allows for some flexibility in the design of those
towers. And we have a letter of no objection fromthe

Estero Fire Departnment provided as part of your 48-hour
noti ce.

Deviation 13 allows for no perineter buffers where
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on-site preserve areas abut the MPD perineter, and we

saw that in the nmaster concept plan when we were

| ooking at the buffers. Again, Staff's recomendati on
has conditions associated with this deviation, and
we're in agreenent.

Deviation 14 allows for a connection separation of
215 feet on Coconut Road. So that is where that
exi sting access point is for the golf maintenance
bui | ding and the access point for the adjacent
property. Those access points already exist and just
want to maintain those. This access also aligns with
access to the south, and so it nakes sense to keep that
access in that |ocation.

Wth that, | want to go back to Deviation
Nunber 5.

So Deviation 5 allows for recreation centers and
ancillary facilities to be |ocated at |east 40 feet
fromresidential dwelling units and allows for --
instead allows for a mninmumof 20 feet for the
internal parcels, but not for parcels that are adjacent
to the property boundary. So, again, consistent with
sone of those other deviations, [ooking for internal
buf fers/separations to be reduced. And that is one

that was al so previously approved.

Wth that, I'll turn it over to Shane Johnson for
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envi ronnment al anal ysi s.

MR JOHNSON: Good norning. Shane Johnson,
Passarella & Associ ates, here to very briefly outline
t he environnmental aspects of the project.

| think Staff did a great job including the
environnental information in the Staff Reports, and Jem
i ncluded sone of this information already in the
previous presentation so | won't belabor this
I nformati on here.

So with respect to the conservation easenents,
again, Jemoutlined that. Here's the larger tract that
bel ongs to the eco park, and an upside down "U' shape
which is dedicated to the South Florida Water
Managenent District.

|'mjust show ng here that the majority of the
wet | ands, about 98 percent, are contained within
exi sting conservation easenents, and the easenent
total, between the two, is approximtely 204 acres.

The blue areas outline the surface waters, which
are essentially the golf course ponds. | do want to
point out that the limts of those were mapped
originally as part of the golf course renovation
project, which was a renovation of the golf course
pretty much east of this conservation easenent. So

that's -- it was older line work, and after the
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renovati on was conpl eted, there was sone
reconfiguration of sonme of the |akes -- you can see
here -- and some new ponds on the eastern side of the

property. So | just wanted to point that out. W used
our ol der mapping to be consistent with the record, the
previous reports that have been submtted.

HEARI NG EXAM NER COLLINS: So it seens that these
open space and preserve areas are going to remain
intact, and the golf course is going to remain intact;
Is that correct?

MR JOHNSON:. CGolf course? | -- yes.

HEARI NG EXAM NER COLLINS: Ckay.

MR JOHNSON: Again, the renovation was j ust
conpl eted --

HEARI NG EXAM NER COLLINS: R ght, that's --

MR JOHNSON: -- so yeah

HEARI NG EXAM NER COLLINS: -- internal. So
primarily the devel opnent entitlenents that are sought
pertain to this area to the northwest and then down
bel ow.

MR JOHNSON: Looking at the team | think the

answer is yes.

HEARI NG EXAM NER COLLINS: Yeah. | ask only
that -- you know, |I'mnot going to have to -- when | go
back, I'mnot going to have to try to get into the
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weeds of the east side. It seens as though that's

pretty established already.

MR JOHNSON: It's pretty back there though so...

HEARI NG EXAM NER CCOLLINS: Yeah, well, if they'll
| et me through.

MR, JOHNSON:. Yeah, okay.

So with respect to |isted species, Passarella &
Associ ates conducted nultiple species (sic) on the
project site fromJune 2020 through July 2023, and the
results of those surveys are included as part of
Attachment X to the Staff Report, and they're al so
summari zed on this slide.

So the results of the survey:

W identified Arerican alligator usage adjacent to
the wetl and area.

A bald eagle nest in the northern portion of the
conservation easenent area. There was a separate Bald
Eagl e Managenent Pl an prepared specifically for this
nest that's also included as part of Attachnment X And
just to point out, the buffer zones of this nest are
conpl etely contained within the conservation area so no
I ssues there.

Al so, gopher tortoises, |I'll touch nore on this on
the next slide, but there were three gopher tortoises

observed on the property, but 424 burrows observed on
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the property. Again, I'Il touch on that.

Al so, sonme wading bird usage, little blue herons
and snowy egrets, and | believe that's it as far as
listed species goes.

So, again, alittle bit nore information on the
tortoises. So all these dots represent burrows. Mny
of the burrows are contained within the existing
conservation areas, which are highlighted in gray
there. So those remain in place, but there was a
separate permt obtained fromthe Florida Fish and
WIldlife Conservation Conm ssion to excavate and
relocate all these white dots, the tortoise burrows
W thin the devel opnent footprint. So that work was
conpl et ed.

HEARI NG EXAM NER CCOLLINS: That's al ready
happened?

MR JOHNSON: That's already conpl eted, yes.

HEARI NG EXAM NER CCOLLINS: So were they noved
off-site sonewhere, or were they noved north of the
site?

MR JOHNSON: They were -- they were excavated and
renoved and placed in an approved off-site recipient
area, in accordance with the FWC permt.

HEARI NG EXAM NER CCOLLINS: Ckay.

MR JOHNSON: So know ng that we have 200 acres --
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204 acres of conservation area -- which, by the way, |

forgot to nention, all the initial work associated with
the mtigation in those conservation areas has been
conpleted. It's essentially in the maintenance phase.
So since this conservation area on-site and |isted
species utilization, there was an | ndi genous Preserve
and Protected Species Managenent Pl an prepared, again,
al so attached, included as part of -- included as
Attachnment X. So the details of the preserve
mai nt enance and speci es managenent are included in that
pl an; but, you know, for future devel opnent order
applications, that plan may be updated and submtted.
The Applicant is aware of that.

HEARI NG EXAM NER CCOLLINS: (Ckay, thank you.

MR JOHNSON:. So in conclusion, it's ny
prof essional opinion that the Pelican Landi ng MPD has
met all the applicable standards and denonstrat ed
consi stency with the Lee Plan and the LDC.

HEARI NG EXAM NER COLLINS: GCkay, thank you.

MR JOHNSON:  Sure.

HEARI NG EXAM NER CCOLLINS: |'mjust going to take
a break for a quick second to find out -- | know sone
peopl e cane into the roomduring testinmony. Are these
part of your consulting team or are these nenbers of

t he public?
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UNI DENTI FI ED SPEAKER.  Menbers of the public.

HEARI NG EXAM NER CCOLLINS: Okay. So | just want
to briefly explain this proceeding in case you' re not
famliar with it.

The Applicant, representing the property owner
maki ng the request, makes the presentation first.
Their presentation normally consists of several
W tnesses with various areas of expertise. At the
conclusion, and during their presentation, | nmay have
several questions. Once they've conpleted their
presentation, we wll go to the County Planner who
prepared the Staff Report in this case. The Staff
Report is a recommendati on of approval. The Pl anner
w Il go through the County's analysis of the case, not
repeating everything that the Applicant already said,
but focusing on highlights and perhaps speci al
conditions that may have been recommended.

And then at the conclusion of their presentation,
| wll open up the proceeding to nenbers of the public.
And at that time you nmay cone to the podium-- you
don't have to speak, but if you wish to speak, you can
cone to the podium You can ask any question you want
to ask. We will note all your questions; and then at
t he conclusion of all public input, we'll go back to

the parties; and they will proceed to address any
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questions that were raised or clarify any issues that

may not have been clear to nenbers of the public. You
wll get -- you may speak as long as you |like, but you
only get one opportunity at the podi um

And at the conclusion of the rebuttal, then there
may be sone closing remarks by the parties, and then we
w1l close the hearing.

The decision is not final today with ne. |
prepare a recomendation to the Board of County
Comm ssi oners, who are the final decision-nmakers. |If
you would |i ke an opportunity to address the Conm ssion
at the final hearing, you nust put remarks on the
record during this hearing.

So with that, | amgoing to admnister the oath to
everyone in the room because I know you were not
present when we first started, and |'m not sure whether
| didit in the beginning. So |I would ask you, if
you're going to be speaking on the record, to please
rai se your right hand. Do you swear or affirmthe
testi nony and evi dence you place into the record wll
be the truth?

(Participants respond en nasse.)

HEARI NG EXAM NER COLLINS:  Thank you.

One last thing for menbers of the public. W have

sheets against the wall. They're public participation
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fornms. Wether you intend to speak or not, if you fill

t hem out and provide your email address, you wl|
receive a copy of ny recommendation in this case, and
also further notification of the final Board hearing
where the decision will actually be made. So | urge
you to do that nmaybe within a break or something this
nmorning and then just put it in the bin over here at ny
tabl e.

Ckay. |'mready for your next w tness.

MS. LAROCQUE: Good norning, Jackie Larocque,
senior director of Atwell. [|'mgoing to talk to you
t oday about public facilities and stornmater
managenent .

So with the Pelican Landing MPD, there is
currently existing water and sewer al ong Coconut Road
and along Saltleaf Boul evard. W' ve worked very
closely with Bonita Springs Uilities to verify
capacity, nmake sure that the plans that London Bay has,
the infrastructure is there to serve it. Fire and EM5,
we're two and a half mles from Station 42; and, again,
London Bay has worked very closely with the Fire
Departnent, and so the capacity is there. So with
that, for water, sewer, public infrastructure, the
capacity for the plans that have been presented for you

today, the infrastructure is there.
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As far as water managenent, this is a nice one

because we already have our ERP. So we submtted a
wat er managenent permt in 2022 for the proposed
changes that London Bay is |ooking to make on the
property. That permt was issued in October of 2023.
Si nce then, you know, we've gone through countless
reviews with the District, and the location of this
project is such that it's on Estero Bay, inpaired
wat er body. So water quality, nutrient renoval, those
are the key things that we have to | ook at, and those
are the key concerns.

And so with this project, 150 percent water
quality treatnent has been provided. W've done a very
I n-depth nutrient-|oading study for nitrogen and
phosphorus renoval. W've met with the District, we've
gone through everything, and since then they've
approved that.

And for the project, the east side of the project
di scharges into the slough system which ultimtely
goes to Estero Bay. The west side of the project
di scharges directly to Estero Bay. The water
managenment systemis set up as such where it's
perimeter bermed. The runoff for the project stays on
the project, gets treated within the ponds that are

created, interconnected control structured, and then
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the treated water gets discharged through a series of

control structures at a controlled rate.

And so like | said, we've gone through the review
The design neets all of the |local Lee County criteria,
the State criteria. W have the Water Managenent
permt in hand. And it is ny professional opinion that
t he changes that they're making to this project wll
have no adverse inpacts to the neighboring properties
or the environnent.

HEARI NG EXAM NER CCOLLINS: Thank you.

MS. LAROCQUE: Awesone, thank you.

MR TREESH. Good norning, Ted Treesh with TR
Transportation Consultants. W prepared the traffic
analysis in support of this application. It's part of
the record and has been reviewed by Staff. There's
also -- | believe Attachment Din the Staff Report is
the meno fromLily Wi, the review of the transportation
anal ysi s.

So this slide is just a summary of the change in
t he uses that was anal yzed as part of the overal
Pelican Landing DRI that we went through. This shows
the change in the uses that we anal yzed to show t he net
decrease in the trip generation to allow the increase
in the residential units that show on the first l[ine of

the 488 dwelling units. The second line is the
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decrease in the retail uses, and the second line is --

third line is the decrease of the office uses.

Because those uses were concentrated nore towards
the US 41 corridor, as you saw on the nmaster concept
pl an, these uses are nore towards the west that utilize
nore the Coconut Road corridor. W went a little bit
further and | ooked at the inpacts on Coconut Road,
since London Bay -- |'ve been working with London Bay
for a nunber of years. W worked on the Bonita Springs
project at the end of Coconut Road, in that case, and
traffic on Coconut Road is always a concern. That case
was in the City of Bonita Springs. Coconut Road is
under a nmultitude of jurisdictions. The majority of
Coconut Road is under the Village of Estero
jurisdiction. There is a short segnent that's under
the Lee County jurisdiction. So it has a nultitude of
jurisdictions. So London Bay was very concerned, and
so we | ooked at the inpacts to Coconut Road in
furtherance of our analysis.

This table just shows, specific to this MPD, the
I npacts -- or the uses that are concentrated on the MPD
in our section to the west on this property that we
anal yzed in our analysis.

This table shows, in the overall DRI, the

reduction in the trips. So for the overall DRI, we're
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consistent -- and, again, this DRI goes back a nunber

of years. There was significant transportation
mtigation that was paid as part of the DRI. That's
all been paid, and those mitigation inpacts have been
taken care of in terns of off-site transportation

I nprovemnents.

HEARI NG EXAM NER COLLINS: So no inpact fees --

MR. TREESH. No.

HEARI NG EXAM NER COLLINS: -- wll be associ ated
wth this request? It was addressed as part of the DRI
mtigation?

MR TREESH. Well, we will be paying inpact fees
for the uses, but there's no additional off-site
I mpacts that will be --

HEARI NG EXAM NER COLLINS: | see.

MR TREESH. Yes. But we will be paying inpact
fees, as we do nornally, at the building permt stage.

So this is the -- this final slide just was our
specific analysis that | ooked at the Coconut Road
I mpacts. And what this | ooked at specifically, because
it's a -- Coconut Road is under the jurisdiction of the
Village of Estero, the Village of Estero collects
traffic data on Coconut Road. W started with that.

We grew the traffic volunmes up to 2028.
W | ooked at a nunber of different projects. W
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| ooked at the Bayview on Estero Bay, which | was

personal ly involved with. That's a London Bay project
that's currently under construction. Those are the two
towers that are under construction right now that

you' || see. The Wodfield project was recently
approved by the Village of Estero. That's the

m xed-use project right at the corner of US 41 -- on

t he northwest corner. That's a significant project
that will be under devel opnent in the com ng years at
that intersection. W |ooked at the London Bay MPD, as
wel |, and then we anal yzed the inpacts on Coconut Road;
and you see fromthis table that it will still operate
at a Level of Service Din 2028.

HEARI NG EXAM NER COLLINS: And is that the
proj ected buil d-out, 2028?

MR. TREESH. Yes.

HEARI NG EXAM NER CCOLLINS: Ckay.

MR TREESH. That's what we started wth. Again,
we' ve been working on this for going on two years now
SO --

HEARI NG EXAM NER CCOLLINS: | was going to say,
that's anbitious.

MR TREESH. It is.

HEARI NG EXAM NER COLLINS: That's a | ot of

devel opnment to get done.
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MR TREESH W started with -- we started in 2023

so. ..

HEARI NG EXAM NER CCOLLINS: But we digress.

MR TREESH Right.

So, again, our analysis shows that we're
consistent with the goals and objectives of the Land
Devel opnent Code and the Lee Plan, and Staff agrees
W th our analysis. And that's all | had to put on the
record. |'d be nore than happy to --

(Di scussion at |ectern)

MR TREESH. Oh, yeah, one thing -- and | did have
that note. Sorry, Rich. He brought that -- | even
have it witten down here, and | just skipped right
over it.

One of the things that also this project
participated in was the funding of a traffic signal at
US 41 and Pelican Col ony Boul evard. Pelican Col ony
Boul evard is the intersection just south of Coconut
Road and US 41. The DRI, which we are a part of, has
funded the construction of a traffic signal at that
intersection. Right nowit's an unsignalized ful
medi an opening --

HEARI NG EXAM NER COLLINS: \Where is this?

MR TREESH. It's about 2,000 feet south of
Coconut Road.
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HEARI NG EXAM NER COLLINS: Ckay.

MR TREESH. The LeeHealth facility is on the east
si de.

HEARI NG EXAM NER CCOLLINS: Yes.

MR TREESH. If we can go to the aerial -- do we
have an aerial photo?

MS. CRESPO  Yes.

MR TREESH. Right here. So Coconut Road is just

off the aerial to the north. Here's the --

HEARI NG EXAM NER COLLINS: | see.
MR TREESH -- here's the LeeHealth south
facility.

HEARI NG EXAM NER CCLLINS: Yeah.

MR TREESH. Here's the -- here's the main --
Pel i can Col ony Boul evard is the main spine road going
into the Pelican Col ony devel opnent. So if anybody
from Pelican Colony wants to head north on US 41 --
this is an unsignalized intersection so it's very
difficult to turn left out of here during -- any tine
of the day, really. So either you go to Coconut Road,
you come out Spring Creek, which is further to the
west, or you can cone out this road here, or you can
cone out through -- through this intersection here.
This intersection will be turned into a roundabout as

part of this Weodfield -- this is the Wodfield
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project. So this will be converted to a roundabout

i ntersection as part of that devel opnent -- and you can
make a left at the signalized intersection of Coconut
Road. This intersection will be signalized. |It's
right nowin the permtting stages wwth FDOT. It's
been designed. The -- it's right now just being --
goi ng through the final design review with FDOT so --

HEARI NG EXAM NER CCOLLINS: So what's the timng on
t hat ?

MR TREESH. It should have been constructed by
now. They're just going back and forth right now wth
DOT on the final aspects of the design. There's been
some goi ng back and forth with DOI, from what |
understand, with the consultant that's designing the
signal. So once they get those worked out, then it
wll go to the contractor for bid, and hopefully by --
| would say by the end of next year, it should be
oper ational .

HEARI NG EXAM NER COLLINS: So did the
transportation analysis on the inpact on Coconut Road
take into account that |less project traffic -- DRI
traffic woul d be using Coconut Road because now there's
a signal further in, or --

MR. TREESH. No.

HEARI NG EXAM NER COLLINS: -- did you just base it

Fort Myers Court Reporting

F MCK scheduling@fmreporting.com 239-334-1411

06/19/2025



https://fmreporting.com/

© 00 N o o b~ o w N P

N DN N NN P PR R R R R R R R
o A W N B O © O N O O M W N L O

DCI2023-00052 Pelican Landing MPD 06/19/2025

Page 43
on existing vol une?

MR TREESH. W just based it on the existing,

yes. | nean, once that signal is there, folks that
are -- that are now using this will be diverted to
this -- to this signal and have that option.

HEARI NG EXAM NER COLLINS: Al right. | just want

this on the record because intuitively it's hard to get
your head around the increases that are proposed and
the fact that traffic is going domm. |Is it correct in
saying that retail commercial and office commercial are
bi g peak hour generators, whereas hotel not so nuch?

MR TREESH. Correct. Hotel is nore spread
t hroughout the day, whereas residential -- retail and
commercial, yes, are nore peak hour driven, whereas
hotel is nore spread throughout the day.

HEARI NG EXAM NER COLLINS: So |ess inpacts during
peak hours with this change?

MR. TREESH. Yes.

HEARI NG EXAM NER COLLINS: GCkay, thank you.

MR TREESH. All right, thank you.

M5. FRANTZ: As we're getting the PowerPoint
pul | ed back up, | want to go back and correct a
statement that | made.

HEARI NG EXAM NER CCOLLINS: Am | going to be

getting the PowerPoint as an exhibit?
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MS. FRANTZ: That was ny next thing.
HEARI NG EXAM NER COLLINS: Ckay.
M5. FRANTZ: So I'll give that to you now, the

Power Poi nt and a hard copy of -- the DRI mappage (sic)
and the master concept plan are in there, as well as a
copy of the 48-hour letter.

(Applicant Exhibit 2 submtted.)

HEARI NG EXAM NER COLLINS: Okay. This wll be
Appl i cant Conposite Exhibit 2.

Ckay. So it's the PowerPoint, it's the naster
concept plan --

MS. FRANTZ: And the DRI nappage.

HEARI NG EXAM NER CCLLINS: Master planned
devel opnent DRI nmappage. Ckay, thank you.

MS. FRANTZ: In response to your question about
the [ocation of single-famly devel opnent, | had stated
that it was located in the m xed-use tract. The PD
does allow for single-famly in each of the
multi-famly, the RES, and the m xed-use tract. It's
intended to be located in the m xed-use tract, but it
is allowed in the other tracts, as well.

HEARI NG EXAM NER CCOLLINS: (Ckay, thank you.

MS. FRANTZ: GCkay. So |I'mgoing to walk through
Lee Plan and Land Devel opnent Code conpliance now.

The first set of policies identify densities
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w thin those future | and use categories; and, again,

| ooking at that sane table that we've | ooked at a
couple of tinmes in the past, we' ve denonstrated

consi stency with the maxi num densities in each of those
future | and use categories; and as | nentioned before,
no density has been derived fromthe nonresidential
areas of the PD

Obj ectives 2.1 and 2.2 require contiguous and
conpact growth patterns. This is an area that's
readily served by public infrastructure, and it's
contiguous to a lot of existing and energing
devel opnents in the area.

Standards 4.1.1 and 4.1.2 require connection to
Lee County Utilities for water and sewer service. W
do have a letter of availability for potable water and
sanitary sewer.

Goal 5 is related to residential |and uses.
Policy 1 -- sorry, 5.1.2 prohibits residential density
wher e physical constraints and hazards exist. Policy
5.1.5 protects existing and future residential areas.

So for these policies, we've wal ked through sone
enhanced buffering for the adjacent residential areas.
We're, again, readily serviced by public
infrastructure, and we have a letter of availability.

The surroundi ng and proposed buil ding heights are
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consistent. W' ve nmintai ned our highest height

consi stent with sone of the surroundi ng approvals.

W' ve taken a step-down approach as you nove nore
towards the single-famly adjacent to us. So our

hi ghest heights are along the bay, |owest where we're
adj acent to residential neighbors.

In particular wanted to look a little closer at
this m xed-use tract where we have a maxi num hei ght of
50 feet. That is where we're adjacent to the El Dorado
Acres subdivision. El Dorado itself allows for a
maxi mum of 35 feet. This community here, Celo at the
Colony, is just to the south of us. That allows for a
maxi mum of 126 feet.

W al so saw on previous slides that there's an
enhanced Type B buffer along the eastern property line
of the m xed-use --

HEARI NG EXAM NER COLLINS: Al right. You want to
explain what that is?

MS5. FRANTZ: Yeah. So it's a Type B buffer --
it's a 10-foot Type B buffer. Al of the sane
pl antings that you would see in a Type B buffer, that's
10 feet.

HEARI NG EXAM NER COLLINS: And what woul d t hat

i ncl ude?
M5. FRANTZ: | don't have the --
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HEARI NG EXAM NER COLLINS: Ckay.

MS5. FRANTZ: -- the planting requirenents for a
Type B, but we haven't requested a deviation fromthose
typi cal Type B pl anti ngs.

Goal 6 is related to comercial |and uses; so
addresses the review criteria for conmerci al
devel opnent. In this case we have provided for a
reduction of comrercial and office square footage in
the DRI to ensure that there's no inpacts to the
surroundi ng transportati on system The buffers neet or
exceed the LDC requirenents, and the utilities are
avai l able fromBonita Springs Uilities. Qur nmaxi num
bui | di ng hei ghts, we've also denonstrated, are
conparabl e to those surroundi ng.

Policy 6.1.2 is related to a limtation to m nor
commer ci al devel opnent wi t hin nonurban future | and use
categories. Qur request is limted to 25,000 square
feet of office and --

HEARI NG EXAM NER COLLINS: Well, you're really not
in a nonurban classification. You're outlying
suburban. That's an urban classification.

MS. FRANTZ: The conmercial devel opnent is al so
| ocated, as Ted nmentioned, near the intersection of
Coconut Road and Sal tleaf Boul evard.

Policy 6.1.3, 6.1.4, and 6.1.5 require rezonings
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to address conpatibility with surrounding uses, public

services, and traffic capacity.

W' ve proposed -- the proposed rezoning conplies
wth the devel opnent centers in the LDC, except where
we have devi ations request ed.

The conpatibility wth surroundi ng nei ghbors is
provi ded through pretty expansive preserve areas,
set backs, and the buffers that are throughout the
devel opnent .

Devel opnent in the PD generally is limted to
areas that have been previously cleared, and we have
not inpacted any of the existing preserve areas.

And as Ted wal ked us through, the TIS denonstrates
a reduction in overall vehicle trips.

Looki ng nore at Goal 6, Policies 6.1.6, 6.1.7, and
6.1.11 require open space, buffering, |andscaping,
encourage commerci al developnent in infill areas, and
encourage the revitalization of deteriorating
comerci al areas.

Again, we've got the buffers on the screen
denonstrating buffering, open space, preserve areas.
We've al so, again, nentioned that the devel opnent is
limted to the existing golf course areas or
previously -- areas that were previously programed for

devel opnent .
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Regarding Policy 11.1.2 to address cal cul ati on of

density and m xed-use devel opnents, again, |'ve

nmenti oned that we have not obtai ned any density through
the nonresidential areas of the PD, and we are
consistent with the future I and use categories

al |l owabl e densities.

Agai n, another repeat slide denonstrating how we
calcul ated that density, the overall increase or
decrease to those intensities and densities in the DRI,
and how they relate to the proposed MPD.

Policy 59.1.3, Policy 60.1.1, and 60.1.2 address
fl oodplain regulations. W have no devel opnent
proposed in the floodway; the surface water managenent
systemis proposed to provide treatnent and protect
groundwat er; and wetl and and upl and preservation
maxi m zes protection of the natural resource -- natural
surface water flow ways and ot her associ ated habitats.

Continuing to |l ook at floodplain regulations in
the Lee Plan -- that was a couple of additional
policies, as well, 60.4.1 through 60.4.3.

Policy 61.1.1 and 61.1.6 address managenent of
fresh waters and requires surface water and |ow quality
groundwater to be used for irrigation where reuse is
not available. Again, the Applicant is obtaining an

ERP fromthe South Florida Water Managenent District.
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The surface water nmanagenent is designed in conpliance

wth the Lee Plan and LDC. And surface water is
proposed for all irrigation of |andscaping, and potable
water will not be used for irrigation purposes. Reuse
water is not available in this |ocation.

Policy 101.1.1, 101.1.2, 101.3.2, and 101.3.4
address protection of wetlands. They restrict
devel opnent in the coastal high hazard area, and
require information regarding hurricane evacuati on and
shelter information to be provided to residents.

As we've nentioned, wetlands are protected
t hroughout the on-site preserve areas. The ERP
requi rements and on-site surface water nanagenent
systemw || be in place, as well. The site protects
over 204 acres of preserve areas, including mangrove
wet | ands; and there are no wetland i npacts proposed
wi thin the coastal high hazard area.

Policies 123.1.5 through 123.2.6, 123. 2.8,
123.2.13, and 123.2.15 address protection of natural
habitats. Shane wal ked us through the preserve areas
and the protections that have been in place for the
w ldlife species on-site or potentially on-site. The
proposed preserve areas exceed the LDC requirenents,
and we're preserving |large contiguous areas of habitat.

A few nore policies related to the protection of
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wldlife:

So hjective 123.3, Policy 123.3.3, we provide
on-site preserves to protect wildlife habitat, provide
| ong-term protection in these areas.

Obj ective 123.8 and the associ ated policy address
the protection of gopher tortoises, and Shane wal ked us
t hr ough the indi genous preserve nmanagenent plan and the
| ocation of burrows that have been on-site, and
rel ocation in accordance with State permtting
gui del i nes.

Obj ective 123. 10 addresses the protection of wood
stork feeding areas and roosting areas. There were no
wood stork rookeries or roosting areas docunented
on-site.

Conpensation for inpacts will be provided through
enhancenent and preservation of on-site wetland areas
and through the purchase of credits froman approved
mtigation bank.

And on-site preserves provide for additiona
potential forging habitat.

HEARI NG EXAM NER CCOLLINS: So this conpensation is
necessary because there is habitat for these birds even
t hough none were spotted?

MS. FRANTZ: I'Ill let Shane answer that.

HEARI NG EXAM NER CCOLLINS: (Ckay. He can speak
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after you. Continue.

MS. FRANTZ: kay.

bj ective 124, Policy 124.1.1 and 124.1.2, address
the protection of wetlands. The proposed devel opnent
is limted to previously inpacted areas. Qur density
Is calculated at 1 dwelling unit per 20 acres in all
wet | ands that are proposed to be inpacted. There's a
condition that is proposed that requires construction
can't commence until an ERP is obtained to authorize
any inpacts to wetl ands.

Policy 125.1.2 addresses the protection of surface
and groundwat er, and our stormwater |akes provide for
water quality protection; and, again, we're obtaining
an ERP fromthe South Florida Water Managenent
District.

Looking at the conditions, there were a couple of
changes noted in the 48-hour notice. This first change
Is to the list of uses wthin the m xed-use tract. The
change is not intended to be substantive, but is
clarifying that what is currently listed as accessory
uses, building, and structures, wth a sub-listing of
“l'imted to warehouse, hybrid, public, and mni," we're
just pulling that listing out and adding it to the end

of the list as a separate standalone item It still

identifies that they' re accessory to the principal uses
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wthin the MPD only. The Staff and the Applicant are

i n agreenent on this change.

And then, as | nentioned, the type -- the nodified
Type B buffer is provided as a change to Condition 5,
to allow for that buffering to occur along El Dorado
Acr es.

Wth that, it's ny professional opinion that
Pel i can Landing MPD has net all the applicable
standards and denonstrated consistency with the Lee
Pl an and the Land Devel opnent Code.

HEARI NG EXAM NER CCOLLINS: Thank you.

MS. FRANTZ: And that's the end of our
presentation. As we've noted, there's a Staff
recomendati on of approval. W're in agreenent with
all of the Staff reconmendations in the Staff Report.
W' ve denonstrated consistency with the Lee Plan and
t he Land Devel opnent Code, and we're conpatible wth
the surrounding |and use pattern. So we're seeking
approval as requested and anended in the 48-hour
letter.

HEARI NG EXAM NER CCOLLINS: And your testinony was
Staff is accepting of the requested changes to the
conditions in your 48-hour letter?

MS. FRANTZ: Correct.

Wth that, we're open for any other questions, and
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t hen Shane had to respond to --

HEARI NG EXAM NER COLLINS:  Yes.

MS. FRANTZ: -- questions, as well.

(Sotto voce between Hearing Exam ner and Ms.
Wor kman)

MR. JOHNSON: Hell o, Shane Johnson for the record.

Yes, with respect to your question regarding the
wood stork, there were no wood storks observed on the
property. However, the property is contained within a
defined area called a core foraging area for the
species. | believe it's a 25-kilonmeter area from an
exi sting rookery. So if that buffer zone, that
25-m | e/ kilometer buffer zone, overlaps a project that
has wetland inpacts, then mtigation for the wood stork
Is typically required. So that would pertain to future
I npacts, not anything that's, you know, previously --

HEARI NG EXAM NER COLLINS: Because none are

proposed here; right? No inpacts --

MR JOHNSON:  Well, | nmean, sone could be in the
future with a -- a devel opment application.
HEARI NG EXAM NER COLLINS: | see.

MR JOHNSON: So | nentioned in nmy presentation, |
think it's 98 percent of existing wetlands are al ready
under conservation easenent, so those cannot be

i npacted. There's a very small anount of wetl ands,
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that 2 percent -- it's just over 2 acres -- under 3

acres of exotic infested wetlands that if inpacts are
proposed to those wetlands, that would require not only
mtigation for those wetl ands, but al so conpensation
for the wood stork.

So when -- if and when the Applicant goes to, you
know, devel opnment and proposes inpacts to those
wet | ands, they would |ikely purchase credit froma
mtigation bank to offset that mtigation need for the
wet | ands t hensel ves, which would in turn provide
mtigation for the wood stork. |It's sort of a coupled
m tigation.

HEARI NG EXAM NER COLLINS: Dual benefit.

MR JOHNSON: Dual benefit.

HEARI NG EXAM NER CCOLLINS: Thank you for the
clarification.

MR JOHNSON:  Sure.

HEARI NG EXAM NER COLLINS: Does that conclude the
Applicant's presentation?

MR, YOVANOVI CH. W have one nore clarification,
if you don't m nd?

HEARI NG EXAM NER COLLINS: Yeah, a clarification?

MR, YOVANOVI CH:  Yes.

MS. CRESPO. Good norning. Alexis Crespo, | work

at Rvi as a certified planner with Jem Frantz. | just
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wanted to clarify a couple of points and questions you

had asked because | was able to | ook those up while Jem
was presenting.

The Type B buffer proposed adjacent to El Dorado
Estates (sic) will be, again, 10 feet in wdth. The
plantings within that buffer will be 5 trees per 100
linear feet, will also contain a double hedgerow
mai ntai ned at 60 inches to provide significant opacity
in that | ower section of the buffer.

"1l also note that no deviation is being proposed
along that shared property line with El Dorado Estates.
The project will conply with Section 34-935, where the
setback will likely be driven by the proposed buil di ng
hei ght, and that setback would be 25 feet at m ni num
assum ng that the 50-foot building height is ultimately
constructed on devel opnment order plans.

And so, again, no deviation fromthat separation
bei ng proposed.

You had noted in terns of Policy 6.1.2, that
relates to nonurban areas in the Lee Plan. W are in
agreenment with you that this is a future urban area.

It is within predomnantly outlying suburban, as well
as suburban, and therefore Policy 6.1.2 does not apply.
Be that as it may, we are consistent with Goal 6 and

the applicable policies related to comercia
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devel opnent, and have certainly reduced the intensity

of the project through the application.

Lastly, Shane mentioned that there's the ability,
due to the exotic infestation, to potentially inpact
approximately 2.7 acres of wetlands within the project.
Those woul d be freshwater, non-mangrove.

The density tables that Jem presented anti ci pated
those inpacts. Wiile it's not permtted yet or
necessarily planned, we did do a worst-case scenario
for the density related to potential wetland inpacts
down t he road.

HEARI NG EXAM NER COLLINS: And is that taken into
account in the ERP, or no?

M5. CRESPO. |'Il defer to Jackie Larocque on
t hat .

HEARI NG EXAM NER CCOLLINS: Ckay.

MS. LAROCQUE: Hello, Jackie Larocque again. No,
the current ERP does not have those wetlands taken into
account. |f London Bay chose to do that in the future,
anot her ERP woul d be required.

HEARI NG EXAM NER CCOLLINS: Al right. So they do
a permt nod if they end up having to inpact those
areas?

M5. LARCCQUE: Yes, ma'am

HEARI NG EXAM NER CCOLLINS: But at any rate, the
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devel opnent order is going to require themto renove

the exotics fromthat area.

M5. LARCCQUE: Yes, ma'am

HEARI NG EXAM NER CCLLINS: (Ckay, thank you.

Ckay, thank you. That concludes the Applicant's
presentation. |I'mgoing to ask to take a five-mnute
break, and then we will resume with Staff's
presentation. Thank you.

(Recess from10:17 a.m to 10:26 a.m)

HEARI NG EXAM NER COLLINS: W are back on the
record with Staff's presentation.

MS. WORKMAN: Good norning. For the record, ny
name is Beth Workman. |'ma principal planner in the
Zoni ng section. |'ve been accepted as an expert in the
Lee Plan and Land Devel opnent Code, and | wish to be
accepted today, as well.

HEARI NG EXAM NER CCOLLINS: Yes, please proceed.

M5. WORKMAN:  Thank you. So | have a few
housekeeping itens to start. | have the Power Poi nt
presentation, and then | also have a binder with enails
that Staff has received since Thursday and Friday of
| ast week, and |'ve conpiled theminto this binder for
the public input via email.

(Staff Exhibit 5 submitted.)

HEARI NG EXAM NER CCOLLINS: So this will be -- the
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Power Point will be Staff Exhibit 5, and Exhibit 6 wll
be a conposite of the emails you received and -- since
what day?

M5. WORKMAN:  Since Thursday of |ast week,
Thur sday, Friday, Mnday, and yesterday, and that's
t hat bi nder.

(Staff Exhibit 6 submitted.)

HEARI NG EXAM NER COLLINS: Ckay, thank you.

M5. WORKMAN: The Applicant has received those
emails, as well, via email. | conpiled them and sent
themto them

HEARI NG EXAM NER COLLINS: Gve nme a mnute to
mark it.

You may begin.

M5. WORKMAN: So the case before you today, Madam
Heari ng Exam ner, is Pelican Landing M xed-Use Pl anned
Devel opnent. It al so has a conpani on, DRI 2024-00001.
The zoning case is DCl 2023-00052.

So going over the request for the rezone, it's to
rezone 430 acres fromresidential planned devel opnent
and commerci al planned devel opnment to a m xed- use
pl anned devel opnent.

The request is 729 dwelling units, which consists
of 100 single-famly and 629 multi-famly; 25,000

square feet of office use; 27 golf holes; 318 hotel

Fort Myers Court Reportin
FMCR Y il

scheduling@fmreporting.com 239-334-1411

06/19/2025



https://fmreporting.com/

© 00 N o o b~ o w N P

N DN N NN P PR R R R R R R R
o A W N B O © O N O O M W N L O

DCI2023-00052 Pelican Landing MPD 06/19/2025

Page 60
roons; private on-site recreation and accessory uses;

and buil ding heights ranging from50 feet to 290 feet.
So that's it in a nutshell.

The inportant part about the DRI's conponent in
this is that the density and the reduction in
commercial office, as well as retail commercial and the
golf holes and the increase in the hotel roons, is
what's hinging on this zoning case. So w thout the DRI
DO anendnent, we could not hear the zoning case. And
that was why we had to remand back to Staff, so that we

could get the DRI prepared and have them cone in

together for the hearing. So you'll hear about the
DRI, like you did fromthe Applicant, because it
hi nges -- the zoning case hinges on that.

So | ooking at the location, this is the zoning
case. So outlined in red is the Pelican Landing rezone
to m xed-use planned devel opnent.

As the Applicant stated, it's in three different
future land use categories. This is inportant to | ook
at not only fromthe [ and use aspect, but also to
ensure that what is going onin the DRI -- even if we
didn't have a DRI, and we were going to go on the
future | and use category, we would be consistent with
the density in the Lee Pl an.

HEARI NG EXAM NER COLLINS: So it supports itself.
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M5. WORKMAN: Yes. So if the DRI was rescinded

tomorrow, this section would be able to support itself
wi th the Suburban, Qutlying Suburban, and the Wetl ands
Future Land Use category, and that is stated in the DR
Staff Report in detail.

So this is the devel opment of regional inpact, or
t he DRI 2024-00001. This is the expanse of the DRI.
You can see it goes into -- south of Coconut Road,
there's a small little island piece down here.

So what does that nmean? So what it neans is the
breakdown of that density. So right now, as we sit
here, the DRI is approved for 3,912 dwelling units.
The Applicant wants a total of 4,400 to go into the
DRI, and what that |ooks like is, these are the
entitlements. And the Applicant did a nice job going
over this because it gets kind of confusing. This DRI
has been around since the late '80s, early '90s. So
it's had a ot of different changes as the years went
by, one of which was to increase the density to 4, 400.
So back in the md 2000s, there was a DRI DO anmendnent
that cane in that allowed for 4,400 dwelling units
W thin the overall DRI, and then it was reduced back
down to the 3,912. So it's always been kind of capped
at 4,400. So the Applicant comng in to anmend the DRI

DOto go to 4,400 is a natural cap that has been in

Fort Myers Court Reporting
F MCK scheduling@fmreporting.com 239-334-1411



https://fmreporting.com/

© 00 N o o b~ o w N P

N DN N NN P PR R R R R R R R
o A W N B O © O N O O M W N L O

DCI2023-00052 Pelican Landing MPD 06/19/2025

Page 62
pl ace throughout the history of the DRI.

What Staff did, per our requirenents in the Land
Devel opnent Code, is to make sure that it could stand
onits own. It wasn't falling in the face of the Lee
Plan. So it could -- with the wetlands and the
conservative calculation on density, it could stand on
its owmn if they were to rescind the DRI. This is
al nost at build-out so that's why we didn't -- we asked
t he question during the DRI, you know, could you
rescind, could you -- because this thing is -- you're
going to see, and the Applicant stated, it's been
sliced and diced in different jurisdictions. And so
City of Bonita Springs has been tracking their own DRI
DCs with the changes that canme in, and uni ncorporated
has our own DRI DOs. So there's been sone waxi ng and
wani ng of density and uses throughout. But this chart
I's inportant because it shows, at the very |ast col um,
what' s happening, what is the difference.

So the zoning case and the DRI, we're increasing
488 dwelling units; we're reducing office; we're
reducing retail; we're reducing to one -- the one hole;
and we're increasing the roons in the hotel. This is
what hel ps the traffic inpact statement, as M. Treesh
has stated.

And then there's also the conponent of the
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Ker sey- Snoot that Ms. Frantz went over in detail about

what the allocation is, the 241 dwelling units they're
entitled to, the subject property, and the 121 that are
left over in Kersey-Snoot. That's an inportant
conponent in the DRI and also in the rezoning, because
those are allocated to the subject property that gets
you to the difference of 488.

So this is |looking at the devel opnent of regional
I npact and the lay of the land on the units to get to
the 4,400 that's being requested. So it kind of goes
t hrough the breakdown of what's available, what's
commtted, and the sane thing for unincorporated. So
It splits it into the Bonita Springs, Estero, and then
uni ncor por at ed, because this thing spans three
different jurisdictions.

This is the chart that goes over the future | and
use category -- Ms. Frantz went over this in detail --
show ng that 893 dwelling units could be permtted on
this site, and with the 121 and the 488, you're --
you' re well under this nunber.

So looking at the height. So this is the master
concept plan for the subject property. The naster
concept plan, really all it's doing -- as stated, the

golf course, the preserve, the flowway, all the

conservation easenents are all in place. The only
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thing the Applicant is doing is comng in and col oring

in the M/, the RES, and the MJ with uses that are in
t he schedul e of uses.

And then the height is changing. And as they went
over in detail, fromthe north to the south, the height
decreases as it noves closer to El Dorado Estates,
whi ch has 35-foot single-famly residential hones
existing on-site. And so with that, you can see that
multi-famly, single-famly could go up here; towers
could be built at 290; residential towers could be
built at 100 feet; townhones/single-famly, this --
where the golf barn is currently could be
single-famly; the office -- the offices -- or |
bel i eve townhones can also go in here at 50 feet. And
that's inportant to notice, as the surroundi ng uses
that were permtted and already built, West Bay is at
290; and as you work down to the south, you get
290-foot, 285-foot buildings. So this kind of is the
puzzle piece in here that kind of goes in and wedges to
get the transition of height down as you work towards
El Dor ado.

So this is the surrounding | and uses and
jurisdictions. Reviewing the DRI and the zoning, we
vacillated into the Cty of Bonita Springs, we have

Village of Estero in this purple, and you can kind of
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see that puzzle piece. This is unincorporated Lee

County. So this is that hole in the doughnut that

Ms. Frantz was tal king about, and then you have the
subj ect property that waps around that hole in the
doughnut, Kersey-Snoot, and conmes over into this
region. So, really, all we're doing is we're coloring
inthis piece, this piece, and this piece that waps
around the doughnut with devel opnent. Everything el se
Is set. So the environmental, the drai nage, you know,
the ERP is set. Al they're really doing is bringing
in the uses in those three different areas.

As stated by Ms. Larocque, there's public
services. Bonita Springs Utilities provided a letter
of availability. There's estimted to be 301, 400
gal l ons per day estimated for the usage, and the Bonita
Springs Uilities has stated that they have capacity
for the sewer, potable water, and the irrigation.

The police and fire are located in close
proximty, about two and a half mles. This is the
fire station and the energency managenent, and then
this star right here is where the sheriff's office is
| ocated. Qur property is right here.

School s.  Through the 48-hour letter, the school
provided a |letter saying that they do have the

availability. Spring Creek Elenentary School is three
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and a half mles to the southeast. The Estero High

School is three mles to the northeast.

There is public transit along 41. LeeTran serves
US 41 north and south. And there's also a nunber of
bi keways and greenways al ong 41 and a shared use path
that are all within the Lee Plan. That's along 41. So
to get to there, Coconut Road, the Applicant would be
required to put -- to denonstrate sidewal ks al ong
Coconut Road for their property.

Transportation, went over in detail. M. Treesh
did a good job showing the differences in howthis is
not going to affect the traffic. It's not going to
have a negative effect on Coconut Road. Coconut Road
Is operating at a Level D level of service with or
W thout the project. So by reducing what currently is
all omwed on the site, and balancing that site with the
I ncreases to density and hotel roons, we get a no net
I ncrease or | oss.

This shows the difference in the internal trip
capture. This is directly fromthe traffic inpact
statenment with the approved DRI versus the internal
capture. Per the proposed, there's a reduction.

And then this is the peak trip count that they did
for the p.m weekday peak-hour trips that shows what

t he capacity would need to be on those roadways. And
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then this is the Level D showng with or without the

proj ect.

Looking at Deviation 14 -- I'mkind of going to
skip around these deviations a little bit just by what
we're |looking at. So Deviation 14 was for the inner
connectivity, the connection separation. DOI provided
a meno stating that they were okay wth this deviation
because it lines up -- it's existing, and it lines up
wth Via Veneto Boul evard, which is right across the
street. So that deviation was approved.

Environnental. M. Johnson -- as he stated,
everything's in place. There's a bald eagl e managenent
plan; the flowway is intact; the -- all the preserves
are in conservation easenents, and they're under
mai nt enance right nowwith the State. So they've
al ready been inspected, and they're under nai ntenance.
This thing's been going on for that | ong.

We did have an ADD cone in for Raptor Bay that
provi ded a connection through the wetlands, and that
showed mtigation for that connection.

Al'l of those conditions are codified into this
zoning. So anything that had cone in on the
Ker sey- Snmoot or the Pelican Landing, we codified the
conditions that apply to this -- this area so it's al

in one spot. So if there was an ADD, |ike the Raptor
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Bay, all of those conditions and the exhibits of cross

sections are all part of the master concept plan and
the Iist of conditions.

HEARI NG EXAM NER CCOLLINS: WI Il there be an
amendnent to the Kersey-Snoot project to reflect the
removal of this property? Because otherwise it's not
going to conply with the | aw

M5. WORKMAN:  So Staff originally had a condition
in that the Applicant and Kersey-Snoot woul d need to
amend their planned devel opnment to renove this section
of land and then codify to neet the DRI; and neeting
wth the Applicant and the County Attorney's Ofi ce,

t hey decided that that was not necessary to have that
condition in there. So at the time of anything com ng
in on Kersey-Snoot, that wll trip the need to conme in
and nmake the changes to their planned devel opnent.

HEARI NG EXAM NER CCOLLINS: Ckay.

MS. WORKMAN:  So this is for the open space. This
I's the open space table directly off the nmaster concept
plan --

HEARI NG EXAM NER CCOLLINS: So they rendered this
opinion to you in witing?

MS. WORKMAN:  Not in witing.

So the Applicant is conplying with the open space

for residential, nonresidential, and the m xed-use
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ar ea.

There's several deviations that were already
approved as part of past zonings, and Deviation 6 was
one of themfor the | ake bank slopes. So this thing
was devel oped and built prior to Code changes froma
4-to-1 | ake bank slope to a 6-to-1 | ake bank slope. So
we've granted a Deviation 6 to allow the |akes to
remain at a 4-to-1.

Deviation 9 is frominternal buffering. |If this
were to cone in, there would be walls and 30-f oot
buffers between single-famly and comrercial uses and
roadways and things like that. And so because this is
a m xed planned devel opnent, we are granting the
internal buffering to be allowed -- waived fromthe
requirements.

Deviation 13 is fromperineter buffers. Wen
there's preserves that abut perineter buffers, we allow
the preserves to act as the buffer. And so what this
deviation does is it allows for that to be granted
around the perineter of the devel opnent so that
those -- those preserves can act as the Type F buffer
In sone instances. Those areas that do not have the
preserves will have to neet the Land Devel opnent Code.
So there's sone sections periodically along the north

abutting West Bay where a Type F buffer is required;
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and al ong the eastern side where the devel opnent

abuts -- the golf course abuts El Dorado, there's a
Type F buffer, and then we have a separate condition as
an enhancenent along this area right here for a Type B
buffer, and a Type B buffer that's nodified because
there's easenments throughout this area, and the
Applicant can provide a 10-foot easenent-free area to
plant the B buffer plantings.

The Type B buffer planting, as Ms. Crespo
indicated, is the sane as a Type D. It's 5 trees every
100 feet. So for every 100 feet, 5 trees, and then
there's a doubl e staggered hedgerow that is provided
t hroughout the whole property line. B buffer and D
buffer are matching. The only difference is this is
going to be 15 feet; that will be 10. So that's the
conpatibility part because Staff was concerned about
t he vantage point into the MJ fromthe El Dorado

devel opment, which | can show on the naster concept

plan a little bit -- inalittle bit. But even though
there's an F buffer going in up here, you still have
this angul ar access -- because this is 50 feet in here,

so we wanted to protect those folks that are abutting
this section,.
There's a nunber of deviations from parking,

si dewal k, and signage that the Applicant went over
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t hor oughl y:

5-foot-w de sidewal ks al ong one side of the
internal roadway, this was previously granted on
anot her section of the PD. W're just granting it
agai n.

Devi ation 2, back-out parking onto right-of-way
easenents in all tracts. That was previously approved.
W're carrying that forward.

0-foot setback fromright-of-ways (sic) on all
tracts, we're granting that easenent. This is a m xed
pl anned devel opnent so you have this intensity inside
t he devel opnent for the buildings and the uses; and
then as you work to the perineter, you have your
buffers that are going in that wll kind of separate
that intensity.

So Deviation 7 is the 5-percent reduction in
parking for the golf -- golf clubhouse only. This was
previously approved. This is just giving a little
reduction because this is a m xed-use, because, you
know, some of these -- the golf club there and golf
cart capability, wal king capability to get there, so
the reducti on was granted previously.

And then Deviation 10 is allow 1 parking space per
1,000 square feet of floor area for private rec, and

integrated into the md- and high-rise buildings. And
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this is because sonme of these buildings will have their

recreation facilities built in them so by reducing
t hat parking because they' re already in their building,
and it's wal kable to be able to get to that.

So devel opnment pattern. This is going over the
set backs, the buil ding separation, and the height.

So | ooking at Deviation 3, it's a O-foot
separation for internal parcels, and a 15-foot
separation for external parcels. So this was
previously approved and carried over.

The all owance in Deviation 5 for the 20-foot
di stance between recreation centers and ancillary
facilities and the residential dwelling units, this was
previously -- a 20-foot distance fromthis because you
are entering into a mxed planned devel opnent. This
all goes back to that m xed pl anned devel opnent ki nd of
a scenario.

And then Ms. Frantz' testinony on Deviation 8 for
the height. It should be noted that the previous
approval allowed a 20-story over parking with 15
percent open space for each nulti-famly, and a m ni mum
bui | di ng separation of 125 feet. So there's a building
separation deviation, that is Deviation 12. And so
when Staff was review ng Deviation 8 and 12 to see how

it applied in this particular planned devel opnent, we
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were concerned with fire. So with your separation

bet ween buil dings | essening, would the fire departnent
be able to get in there with a truck with the |adder,
and they provided, as part of the outstanding issue in
the Staff Report, in the 48-hour letter the Fire
District, Estero Fire District, provided a letter of no
obj ection for those distances.

So Deviation 11 was the O-foot setback for the
perimeter. This is being granted except for abutting
preserves because the 0-foot setback does not neet the
preserve setback. So when you're a wetland preserve,
you're required to have a 20-foot setback for al
structures, and that woul dn't neet that requirenent.

So Staff put except for abutting preserves and the
north property line, which has a 30-foot buffer.

So the master concept plan kind of shows you the
| ayout of where F buffers are |ocated and where they're
not, and the runaround of the perimeter of this site
and the varying conpatibility that's taking place. And
the highly sensitive areas to -- that Staff really paid
attention to was the El Dorado Estates, because these
are 35-foot-tall hones abutting the golf course, which
t hey' ve been abutting, and then this is going to be the
change, froma golf cart barn to the comerci al

offices, single-famly or townhones, and so that wl|
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be 50 feet in here. So that's where the B buffer is,
10 feet, because of that vantage into here, and then
you have a 30-foot F buffer --

HEARI NG EXAM NER COLLINS: So right now there is
no buffer between the golf course and El Dorado?

M5. WORKMAN. Ri ght here, no.

HEARI NG EXAM NER COLLINS: What about the golf
course --

M5. WORKMAN:  Here, yes.

HEARI NG EXAM NER COLLINS: -- isn't that already
devel oped?

M5. WORKMAN:  Yes.

HEARI NG EXAM NER COLLINS: So that's just
acknow edgi ng an existing condition?

MS. WORKMAN: Yeah, this is all what was
previously conditioned all the way around. The
Applicant is not changing anything. So we have F
buffers or preserves neeting -- neeting the
requirenent. There's no buffer over here, and then
there's an F that runs al ong here.

HEARI NG EXAM NER COLLINS: Ckay. So B has no
wall, it's just 10 feet | andscaped.

MS. WORKMAN:  Yeah. And the shrubs are increased
in height to 60 -- 60 inches.

So this is the lay of the land on that. There's
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an interface preserve that runs along this portion

right here. This is where that setback conmes in, where
they want a O-foot setback, and Staff was |ike you can
have a 0-foot setback except for along the north
property line and this interface here, because you're
going to have to neet -- you're going to need a 20-foot
setback for the wetland preserve.

And so the Applicant went through the Lee Pl an
analysis. |I'mnot going to go super in-depth into this
because Staff is in agreement with the Applicant that
they are neeting the Lee Plan when it cones to
comercial design, as well as residential. The public
services are being fulfilled. There's visual harnony
wth the buffering. They've been sensitive to where
they're placing the height variations on the site
conpared to the surroundi ng uses.

And so it's ny professional opinion that the
Applicant is neeting the Land Devel opnent Code and the
Lee Plan for approval.

HEARI NG EXAM NER COLLINS: GCkay, thank you. |
don't have any questions at the nonent.

MS. WORKMAN:  Ckay.

HEARI NG EXAM NER CCOLLINS: You can take your seat.

MS. WORKMAN:  Thank you.

HEARI NG EXAM NER CCOLLINS: We're going to turn now
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to public input. 1'mgoing to call the nanmes on these

sheets. |If not everybody filled out a sheet, | wll
invite anyone else in the roomthat wi shes to speak, to
speak.

So we'll start with Anne Craner.

MS. CRAMER: Thanks so much, Madam Heari ng

Exam ner. | amnot exactly organized in all of ny
t houghts here. | will try not to be repetitive in what
| am sayi ng.

W did receive a letter at the end of May saying
there woul d be a hearing, but it didn't give the date
of the hearing. It said it wasn't -- it hadn't been
establ i shed yet. Just ten cal endar days away, nost of
t he people in Pelican Landing becane aware that this
hearing was going to be today. So | just cane in |ast
night, I'malittle disoriented with nmy notes, but |'Il]|
try to get to ny points here.

| have a copy of a map. It was a revision that
was done to the planned devel opnent, and a nunber of --
as was stated before, a nunber of revisions have been
devel oped over the years. And | believe, as was said
before, the bulk of the residential units had been in
the Pelican Landing Community Associ ation area, which
Is south of Coconut Road.

The traffic strain that will be established, if
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this is approved -- we already have hundreds of

properties that have not yet been built. Sonme of those
are in Kersey-Snoot -- and I'ma little bit confused
over the jurisdiction of -- of where Kersey-Snoot is.
Is that in Bonita Springs, or is that in unincorporated
Lee County?

But in any event, London Bay purchased the
remai ning unbuilt area of the tineshare property. So
there are about 290 units that had been permtted to be
built there -- there was a total of 300 -- or, I'm
sorry, 362, | believe. 72 or so have been built, so
that's another 290 that London Bay will be able to
devel op.

In this section -- and | know this is not part of
t oday' s di scussion, so to speak; but in a section that
Is part of the Gty of Bonita Springs, WC and London
Bay at different tines went to the City of Bonita
Springs, and even though at the tine -- and | don't
know if it's still true for unincorporated Lee County,
but in sone of these areas for the RPT, at the tinme the
m ni mum (sic) height was 45 feet. They were -- there
was an annexation agreement, a big portion of the
property was annexed into the City of Bonita Springs.
Sone people call it contract zoning. There were about

400 units that were approved there, in towers, so that
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was way higher than the 45 feet. So those units are

not part of this discussion, | don't believe, today,
but those are yet to be built, as well. W also have
the Ritz-Carlton properties that are being built; so
there's over 200 units there. So all of this wll
contribute to the traffic issues on Coconut Road.

Now, Coconut Road al so has feeding into it Spring
Creek Village; El Dorado Acres; Meadowbrook Est ates;
Coconut Shores; there's a new devel opnent that was
tal ked about earlier today that will be at the corner
of 41 and Coconut; and then | believe on the other
corner, the southwest corner, there also may be a hotel
at sone point. So all of that is going to contribute
to a situation that already has a consi derabl e anount
of traffic, and I'mnot so sure that a circle on the
portion of Coconut Road that's close to Route 41 is
going to make that big of a difference to all of those
peopl e who are on the western part of that.

And it's already very difficult to cone out of El
Dorado Acres, Meadowbr ook, Coconut Shores, the Pelican
Landi ng beach parking lot, the CDD parking lot that's
there. If you're trying to take a left and get up to
Route 41, it's a very difficult situation as it is.

The Ritz-Carlton property is a -- you know,

they' ve got a restaurant there, too. It's going to be
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a tremendous amount of traffic.

|f the hotel room nunmbers are increased, the hotel
staff in itself creates a huge anount of traffic, |et
al one the visitors to the hotel.

| have a docunent here that goes back a ways.
This is -- but it's still valid. This is, | think,
from 2000 and -- February of 2003, and it tal ks about
the DRI, and it tal ks about 8 residential buildings
being permtted to be 20 stories over parking, and that
was Condition 12 of a prior change to the DRI

Now, those -- in the planned unit devel opment in
the DRI, again, nost of the devel opnent was going to be
south of Coconut Road, including -- it talks about 8
residential buildings and one hotel building. So we
al ready have the one hotel building. That's the Hyatt.
Now, apparently London Bay would like to build another
one -- maybe it would be a Ritz-Carlton, | don't know,
but at one time it appeared that there was only one
hotel that was approved. Now, | think it's just under
500 roons. This would add a significant nunber of
hotel roons to the area.

And all of the residential tower buildings for the
DRI were at one point intended to be along the corridor
that was south of Coconut Road in The Col ony portion of

Pelican Landi ng, and there were none that were slated
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to be north of Coconut Road. Cbviously that has now

changed considerably, even with the four that the Gty
of Bonita Springs -- and the Gty -- one of the later
city councils -- after the annexation agreenent
occurred, the city council that canme about after that
tried to fight that approval. They nade sone sort of
agreenent outside of court and apparently agreed to
allow for towers to be built there.

So in any event, we have a trenendous anount of
growth that even without the addition of these units --
and | think |I've got that notation here sonewhere in ny
notes. Even without that addition, there would be 322
unbuilt -- at this point, | believe, there's 322
unbuilt residential units. So if you add 488 nore,
basically you're up to that area trying to support
anot her 800 residential units in the DRI north of
Coconut Road. So 800 of those added to the 200 plus
that are in the Ritz-Carlton residential units, that's
a huge anmount of additional traffic; and then add to
that the hotel rooms, and it's a very difficult
situation for the people who need to use that.

Most of the building was done in the PLC, the
Pel i can Landi ng Community Association, very
del i berately, | would presune. There are three

entrances to the cormmunity on Route 41, entrances and
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exits, and one on Coconut Road for the people in The

Col ony, who can also get out on -- on sone of the other
exits, but Coconut Road is certainly the nost
conveni ent.

So | hope that that explains some of what our
concerns are.

For the rezoning, the DRI contenplated the office
and retail space would be located in the corridor by
US 41, which is currently built out, and therefore
reduci ng such space -- as is being said, you know,
they're going to trade off that space for residenti al
space -- really seens to be sonmewhat of an enpty
argunment, because that area north of Coconut Road was
really never intended to be comercial space. Al of
that was put along the 41 corridor. So | think that
they' ve pretty much naxed that out.

And I'mjust trying -- again, | apologize that I'm
not a little bit nore polished in ny presentation, but
this was done on very short notice.

The Village of Estero, ny understanding -- who is
responsi ble for the major portion of Coconut Road, and
t hat woul d be from The Col ony exit onto Coconut Road
north to 41. | understand they were not even notified
by the County of this hearing or even the

Applicant's -- the application for expansion of the
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density in the Saltleaf area. So they becane aware of

this when the president of The Col ony Foundati on

contacted them which is a bit unfortunate.

Again, | just canme back in last night. | flewin
fromBuffalo. | know that there would be a ot nore
peopl e here, except as often happens -- |'msure you've

seen this, oftentines hearings such as this with
devel opers who want to do sonething in a seasona
comunity sonetines, you know, try to schedule their
heari ngs when a |ot of the people aren't here. But |
do believe that you do have, in the packet of
information that was given fromBeth -- thank you,
Beth -- you do have sone letters fromthe president of
t he Col ony Foundati on and a nunber of other residents.
So | thank you for listening to nme, and | may have
m ssed a few things, and | apologize for that, but |
hope that nmy input is helpful. Thank you.
HEARI NG EXAM NER CCLLINS: Thank you very nuch.
Edward Lorenzini ?
MR. LORENZINI: Thank you, madam | appreciate

you giving nme the opportunity to speak on this at this

heari ng.
For the record, ny nane is Edward Lorenzini. 1'm
a resident of Estero. And | just -- | actually, Iike
M ss Anne, just spoke about -- | actually |earned about
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this hearing last night. It was brought to ny

attention by sone nei ghbor friends, and they were
unfortunately unable to cone here today. | took tine
to cone in.

Anyway, |'mhere nostly as a resident, as a -- to
bring concerns and thoughts into this to be taken into
consideration as this project is being considered for
advancing into its other stages that the Applicant
woul d |ike to do.

So before | get into those concerns, listening to
what | heard today, and the research that |'ve done
little by little throughout the tinme -- hearing through
this, when | hear about the processes and the
legalities and the zoning and the -- everything
involved in trying to make a project go into -- becone
fruition, whether it's this Applicant or any Applicant,
on face value it |ooks pretty straightforward. As far
as does it fit the rules, does it fit the Code, does it
fit the zoning, does it fit the legalities, does it fit

everything, on the surface it |ooks really good.

And | ama -- I'ma real estate broker in the
area. So it kind of -- it's kind of |ike an oxynoron
for ne to be discussing this, but I always find -- | ook

for bal ances on things and practicality. And what |

see is despite the fact that this project, the way it's
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bei ng presented, makes sense, there's certain practical

aspects that | don't knowif they really, truly are
bei ng taken into consideration.

If | may start with traffic. The gentlenman stated

today that -- and |'m paraphrasi ng because | took sone
notes -- that there would really be no net inpact on
the traffic on Coconut Road. Well, |I'ma resident in

that area, that specific area. Now, | don't know if
the Applicant is -- any of the Applicant's
representatives are residents in that specific area,
but Coconut Road becones extrenely congested -- yes,
there's peak tinmes, but even in off-peak tines it

very -- alittle difficult to navigate. As M ss Anne
menti oned, you have El Dorado Acres; you have
Meadowbr ook Estates; you have Coconut Shores; you have
ot her residences in the back that have access into

t hat; you have Pelican Landing's and The Colony's exit
and egress into that; you have the Hyatt Regency

al ready there; you have other things going on.

For this level of increase in density, though in
the plan makes sense, in practical sense doesn't make
sense. Because now you're adding a potential 318
revol ving hotel rooms, all this density in the
residential.

| do have a specific question about the
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residential for the Applicant, if | may.

HEARI NG EXAM NER CCOLLINS: Yeah, you can ask the
question, they will make a note of it; and then at the
concl usion of public input, they will address al
questions raised. So, yes, please do ask questions.

MR LORENZINI: Thank you, nma'am

My question in regards to the dwelling units, what
percentage of that is being considered as full-tine
residents versus vacation/ seasonal residents? Do they
have a -- have they done a study on that? Wwo is their
specific clientele, if you wll, okay, for this
project? Because that's inportant to know. If you
have seasonal, you can alnost mtigate it. |If it's
full-time residents, that's a big problem \Wat
percentage of it is it? Because | do not see
logically, in ny mnd, that there's going to be no net
I npact on the traffic in that area.

Now, you have energency situations, hurricane
season, this, that, and the other. Yes, there has to
be an emergency plan. They have only one egress and
one ingress, as far as | can tell fromwhat |
understand fromthis project. | could be wong. But
that also adds to traffic flowissues. So take into
consi deration everyday use, energencies, all of that

nat ure.
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| don't know if they nentioned -- | don't know if

you nentioned consultation wwth FDOT, or if it was just
an i ndependent traffic assessnent being done, which
either way needs to be, | think, clarified. Maybe |
m ssed that. | apologize if | did.

As far as the roundabout, | would agree wi th what
M ss Anne was speaki ng about, that the roundabout
doesn't make any sense to put in that area there. Wat
it will dois it wll actually slow down and back up
the traffic all the way down to Hyatt Regency. It
al ready backs up quite a bit in that area. Mostly
during -- obviously, during peak tines, but during
season it's a nightmare. The residents over there have
maj or, major problenms comng out of their communities.
Now, aside froman unrealistic approach of adding
l'ights at every comunity entrance, it doesn't make any
sense.

|s there also a thought about w dening or
expandi ng -- you know, w dening the -- the Coconut
Road? 1Is that part of the project or not? Ws that a
consideration or not? |Is that even feasible?

And, again, I'mgoing with practicality.
Everything on the surface | ooks good, but as far as
practicality and functionality, it's -- one is theory,

one is actual putting things to work.
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The other aspect that | would like to ask about is

wat er managenent. Was the Arny Corps of Engi neers
consulted in any way, shape, or forn? | can tell you
that that area over there -- and |'ve experienced this
on the light end of stuff because |I'mactually closer
to 41. | live closer to 41 in that area, and it's a
flooding pain in the neck. You add nore construction,
nore buildings, nore -- you affect the sheet flow of
wat er, you affect the absorbing aspect of the preserves
and the natural elenent there to help mtigate
fl ooding. W already have plenty of flooding as it is
there. And | understand there's existing
infrastructure; but when you add all of these things
into the entire project, you're affecting -- this is
not one house here, one house there. This is a nassive
project that they're working on; and, respectfully, you
know, | think that has to be taken into consideration.
Yeah, they can probably -- in order to mtigate
that, being so close to Estero Bay, you have to el evate
t hose properties. Were is that water going to go?
It's going to flood back into Meadowbr ook, EI Dorado
Acres, Marsh Landing, Coconut Shores, Fountain Lakes,
and probably even into West Bay. Oherw se, you run
the risk of flooding all those homes there. That has

to be elevated. There has to be fill brought in. That
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has to be elevated in order for people, who are going

to spend the kind of noney that you're | ooking to do
for a project of this manner, to be able to invest in a
home that close to that waterway, and in a najor area
that gets highly inpacted by wi nds and storm surge, you
have to raise that. So you're going to create

unnat ural pockets because of the construction that you
do.

Things to take into consideration: Howis that
being mtigated? Was the Arny Corps of Engi neers
consulted on this, as well, to give their, hopefully,
unbi ased opinion on this project? |I'mnot trying to
create any unnecessary obstacles. What |I'mtrying to
do is bring sone reality and practicality into the
t hought and devel opment of this project. Because it
affects not just the bottomline for this project, it
af fects thousands of people around, thousands of people
around.

So you have the traffic issues, you have water
managenent issues. \What about environnmental ? | heard
today that -- you know, for exanple, the wood stork
I ssue and things of that nature. Now, | understand
that not all animals or -- | love animals. [|'msure
many people here do, too. That's why we're in

Sout hwest Florida. W enjoy the environnent that we
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are a part of, whether it's the dolphin, the birds, the

alligators, whatever. But animals are not susceptible
to our laws in the sense of they have migratory
patterns. Wre those mgratory patterns taken into
consi derati on when these assessments or so-called
studi es were nade? Just because you don't observe an
ani mal doesn't mean it doesn't cone to that area.

The tortoises kind of threwne off alittle bit.
There was a graph that was put up that had |ike over
100 different supposed gopher tortoise holes, yet only
3 gopher tortoi ses were observed on the property or
around that area. It nmakes no sense to nme. Gopher
tortoises don't mgrate fromhere to Mam and back.
|'msorry, that's not howit works. [I'mnot a
specialist on -- on these animals or anything Iike
that, but I'mjust trying to |ook at the practicality
and the reality and the logic behind it.

So you have those animals -- nothing was nentioned
about Florida panther. | know there's Florida panther
in there. | saw one. | know people that have seen

them They're in this area. They don't just reside on
the -- on the little pockets close to 41. They have

| arge ranges that they traverse. |It's a natural aspect
of the aninal.

|'ve actually gone ahead and called up FWC and | et
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them know | saw a Florida panther at this place, at

this location, at this tine. Gave themthe best
coordi nates, |let them know about it. So we do have

Fl orida panther there. Nothing was nentioned today

about that.
W have bobcats, wld hogs, of course -- that's
another thing. How -- what is -- is there a plan in

pl ace for handling invasive species, such as the wld
hogs, such as the iguanas, the green iguanas, things of
that nature? | haven't heard any of these things that
are very practical and very real to everybody there.
W're all affected by those things.

So traffic, water flow, flooding issues potential,
density, wildlife, conservation aspect. These are a

| ot of very practical things, why people come here. So

those are things that -- that are concerns to ne --
even though, again, | ama real estate broker in the
area. | understand the need for devel opnent and the

w ||l ingness and the wantingness (sic) to do that, but
there has to be a bal ance about things.

There was sonething else that 1'd like to bring
up, and that was -- oh, as far as the water nanagenent
I's concerned -- or, actually, not water managenent,
nore of the buffers and things of that nature. Wat is

bei ng done with the mangroves exactly, especially along
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Estero Bay? Are they being relocated? Are they being

left intact as natural barriers for those areas al ong
Estero Bay? What is the actual process of what's being
done to handle those things? Because those are

natural -- not only do they provide natural buffers
agai nst water surge, wind, but they also provide
habitat for animals, birds, fish, all kinds of
wildlife.

So those are sone concerns that I'd like to bring
up and -- with those questions that | nmade. |'msure
there's other things; but, again, | just heard about
this last night so ny preparation is very limted.

HEARI NG EXAM NER COLLINS: Well, we'll try to get
you sonme clarification on the --

MR. LORENZI NI :  Yes.

HEARI NG EXAM NER CCOLLINS: -- issues that you
rai sed. Thank you for sharing them

MR LORENZINI: And | appreciate your tine, and |
guess we'll go fromthere. Thank you.

HEARI NG EXAM NER CCLLINS: Thank you very nmuch,

Bernard Cramer?

MR. CRAMER. Good norning, thank you for hearing

HEARI NG EXAM NER COLLINS: Good nor ni ng.
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MR CRAMER. M nane is Bernard Cramer -- excuse

me -- a resident of Pelican Landing for the last 20
years, and |I'man el ected representative of the Bayside
Communi ty Devel opnment District.

HEARI NG EXAM NER CCOLLINS: Are you any relation --

MR CRAMER  Yes.

HEARI NG EXAM NER CCOLLINS: -- Anne? GCkay. But
you' re speaking in your official capacity today?

MR CRAMER. | am speaking in ny official
capacity.

W have a maintenance building that is |located in
uni ncorporated Lee County right off of Coconut Road.
We have approxinmately 35 people who work there on a
daily basis, 5 days a week. During stormseason it's
nore. |'mconcerned about the traffic. W access and
egress our nai ntenance building on an hourly basis with
our carts across the road into Pelican Landing and The
Col ony to provide surface water managenent, cleanup in
those areas. So it's a concern of mne. It's a
concern that we haven't been notified of this
particul ar plan.

W do know, through some of our communi cati ons,
that this is going to happen at sonme period of ting;
but we need to be involved as custodi ans of our surface

wat er managenent and ot her individual activities in
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Pel i can Landi ng, going across the road primarily, the

traffic pattern.

So that's all | have to say, and hope to be kept
in contact as far as our nmanagenment group i s concerned.
Ckay?

HEARI NG EXAM NER COLLINS:  Thank you.

MR CRAMER: Thank you.

HEARI NG EXAM NER CCOLLINS: Are there any ot her
menbers of the public present that would |ike to speak
on the record? Seeing none, we're going to close
public input. W will go back to the parties to
address questions and issues that were raised, provide
sone clarification for nenbers of the public, and then
we' || conclude the hearing.

Wuld you like a brief break?

MR YOVANOVI CH:  Yes, please.

HEARI NG EXAM NER COLLINS: kay. Let's take a
ten-m nut e break.

(Recess from11:23 a.m to 11:40 a.m)

HEARI NG EXAM NER COLLINS: W are back on the
record with rebuttal.

MR YOVANOVI CH:  Thank you. Again, R chard
Yovanovi ch, for the record.

|"'mjust going to address sone of the -- sone of

the math related things that [awers can address, and
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then I'lIl have nmy experts get back up and answer somne
of the comments nmade by the -- by the public coments

specific to water managenent, environnental, and
traffic.

The first thing | wanted to address was your --
your initial reaction to are we going to amend the
Ker sey- Snoot PD to reflect the changes. W had
extensi ve conversations with the County Attorney's
Ofice, and they were confortable with the fact that
there's a DRI nonitoring report to properly account for
all of the approved dwelling units; and as each project
cones in, there's going to be confirmation with that
DRI nonitoring report. Should the remaining 25 units
I n Kersey-Snoot nove forward, they'll have to account
for the math that way. So there was not a requirenent
for us to go back --

HEARI NG EXAM NER CCOLLINS: What |' m nore concerned
about, is what remains in Kersey-Snoot going to be able
to sustain itself with regard to open space, et cetera,
to support, you know, the devel opnent.

MR YOVANOVI CH: Right. And that anal ysis was
apparently -- the County Attorney's O fice becane very
confortable with that being avail able and not requiring
us to go back and reall ocate each individual PD on that

basis. | think their main concern was density, because
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remenber the master concept plan shows where that

limted area of devel opnent can occur in Kersey- Snoot.
So if they wanted to get outside of the boundary of
t hat original devel opnent, they would have to nmake --

they'd have to cone through the process to anend the

MCP.

HEARI NG EXAM NER COLLINS: Ckay.

MR YOVANOVI CH.  So that addressed your -- and |I'm
not saying that you're -- | have the sane -- sane

I ssues when anal yzing, as well --

HEARI NG EXAM NER COLLINS: | can't say | agree
wthit, but if that's what they said.

MR YOVANOVICH: Right. So -- so we're there on
t hat issue.

| couldn't totally follow the first public speaker
on the math; so | just want to reiterate the math
agai n, what exactly we're asking for. W are asking
for 488 additional units. Kersey-Snoot currently has
362 units. W were assigned 241 of those. So when you
add that to the 488 units we're asking for, that's the
729 in our request. So the net new density is 488
units. There were a whole |ot of other nunbers being
fl oated around, but that's what we're here talking
about fromthe DRI perspective.

There was al so a question about -- fromthe
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public -- and then I'mgoing to bring ny experts back

up to address the things that require expertise --
because some of us in this room have been doing this a
long tine; |'ve been doing this for 35 years.
Everybody thinks they' re an expert in areas |ike
traffic, environmental, and water managenent. The
reality is you do have to have expertise, and we have
experts, and the Gty -- I"'msorry, the County has
experts. And the County's experts have confirned
everything that our experts have testified to,
including traffic. The County's traffic individuals
have signed off on the traffic analysis done by

M. Treesh and the conclusions by M. Treesh; but
nonet hel ess, |I'mgoing to bring himback up here to
address the public conments.

Li kew se, the environnental |ooked at water
managenent, also | ooked at |isted species concerns. So
|'mgoing to bring the experts up for that.

Now, the question that the Realtor asked was, who
Is going to buy these units? Well, the reality is
anybody can buy one of the units. |If it's typical of
what the market is in this area, they're going to be
seasonal residents that buy these units. It's probably
not going to be their first hone, probably not going to

be their second hone. W anticipate that the people
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who buy these residences wll be seasonal residents

t hat buy these residences, but obviously we can't limt
the market to who is going buy those units. But that's
what we anticipate the market -- to answer his question
about who is going to buy the units, but there is no --
there is no requirenment that sonmeone check a box to say
they're only --

HEARI NG EXAM NER COLLINS: Are there plans to nmake
It age restricted?

MR, YOVANOVI CH:  No.

HEARI NG EXAM NER CCOLLINS: Ckay.

MR YOVANOVICH: This is going to be -- this is
going to be market rate, top of class residenti al
units, with the anticipation that there's no comm t nent
to age restriction. It could be -- anybody who wants
to buy a unit, they can afford to pay the price -- can
buy a unit as long as they can afford to pay the price.

And with that, I'mgoing to bring up -- |I'm going

to bring up Shane first to tal k about the environnental

coments -- |I'mworking ny way back fromthe | ast
speaker -- and then I'll have Jackie tal k about water
managenent, and then finally ['Il have Ted address the

traffic concerns that were raised.
HEARI NG EXAM NER CCOLLINS: (Ckay, thank you.
MR. YOVANOVI CH: Thanks.
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MR JOHNSON: Hi, Shane Johnson, for the record.

So in no particular order, here to address sone of
t he environnental concerns raised today. A Corps of
Engi neers pernmt was obtained for the project. That
did cover the entire project area. And the golf course
renovation project that | nmentioned earlier, that was
kind of the final phase of inpacts that that Corps
permt authorized. So all of the wetland inpacts
aut hori zed by the Corps permt have been conpl et ed.

So when the Corps issues a permt, they require a
water quality certification fromthe State. That is
t he Water Managenent District. They have to have an
ERP in hand, and they incorporate those conditions of
that ERP as part of the issuance of their permt. So
t he Corps doesn't regulate stormwvater, but the Water
Managenent District does. So they kind of go hand in
hand. So the water managenent issues were handl ed,
essentially all wapped up by the time the Corps permt
was i ssued.

So as part of a Corps permt review, when the
Corps receives an application, they do a nunber of
things. They analyze, and they take a | ook at a
project to see if there's going to be any potenti al
federal species inpacts. That includes panther, that

i ncl udes wood stork, that includes other federally
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i sted speci es.

So as part of the Corps permt, they consulted
wth the U S Fish and Wldlife Service, which is the
lead wldlife agency at the federal level, with respect
to inmpacts of federal species. That included wood
stork. That did not include Florida panther, and |'1]
explain why. Wen the U S. Fish and Wldlife Service
receives a request to review fromthe Corps of
Engi neers, they look at all the species that could be
affected based on not only the site-specific
characteristics, but the location of the project.

So when it comes to panther specifically, the U S
Fish and Wldlife Service takes a look at is the
project located within the panther focus area, okay?
It's a geographically defined boundary, and here the
western [imt of that boundary is I-75. So this
project is nowhere near being |ocated within the
Fl orida panther focus area. So when mtigation is
provided for the Florida panther, what you're doing is
mtigating for inpacts to habitat. That habitat is
| ocated within the focus area. Therefore, this project
was never an issue with respect to the panther.

And the U.S. Fish and Wldlife Service, in
respondi ng back to the Corps, issued what's called a

bi ol ogi cal opinion, and it covers the species, you
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know, that were potentially inpacted, again, not

including the Florida panther. They provided that
information back to the Corps; and, again, that was al
i ncorporated into the Corps permt when that was

I ssued.

One nore aspect on the Corps permt, all of the
wetl and mtigation for inpacts that were authorized by
the permt were previously conpleted. That includes
off-site purchase of wetland mtigation credits, and
also all the conservation area that we showed on the
maps as part of our presentation. That's already been
conpl et ed.

So essentially -- | know our project team has
al ready spoken to this, but this is pretty cut and
dried. You' ve got your conservation areas that are
already in place, that have already been naintained and
wi Il be maintained in perpetuity, and you've got your
devel opnent areas. |It's pretty cut and dried at this
poi nt .

Wth respect to wildlife, specifically the gopher
tortoise, the reason | put the map up there with al
the burrow | ocations is to |let you know and put on the
record that those burrows that were within the
devel opment footprint, again, related to the golf

course renovation project, those have already been
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addressed through a permt issued by FWC. So there

were a nunber of burrows, yes. W observed physically,
during our surveys, three tortoi ses above the ground.
That's not abnormal even in a high-density gopher
tortoi se popul ati on because gopher tortoi ses spend nost
of their time in their burrows. So it's not abnornma
to not necessarily see a lot of tortoises wal king
around even in a high-density burrow area.

So | believe the tortoise issue's been addressed.

Wth respect to invasive species, there are
requi renments by both the Water Managenent District
permt and the Corps permt to basically maintain the
preserve areas free of exotic vegetation; but with
respect to feral hogs and iguanas, there's no | ocal,
state, or federal requirenent tied to this project to
control those species.

Lastly, regardi ng concerns brought up about
mangroves, | think Ms. Wrkman al ready addressed that
in her presentation. W could put up the slide, if
need be, but that Water Managenent Distri ct
conservation area spans pretty nmuch the entire western
boundary of the project. That's already under
conservation easenent, and a portion of that contains
mangroves. They can't be inpacted because they're in a

conservation easenent. So there will be no inpacting
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that area, there will be no relocation of nmangroves

associated with this project.

| think that was it from environnental.

HEARI NG EXAM NER CCOLLINS: Thank you.

MR, JOHNSON: You're wel cone.

MS. LAROCQUE: Hello again, Jackie Larocque, for
the record. 1'mgoing to talk about -- alittle bit on
the surface water managenent side and a couple of the
comments that were nade.

As far as the flooding cormments, the core
fundamental s and the math that we do are to prevent
off-site inpacts. So we -- we contain all of our
stormwat er runoff, we hold it on-site, and then we
rel ease it, honestly, at a nuch slower rate than
what -- what could be there today because it's very
controlled. W're in an inpaired waterbody basin, and
so the restrictions on this project are higher than
sone of the others throughout the county.

There are stormsurge issues in this area. W're
right on the bay. FEMA recently just rel eased new naps
where all of the el evations have been raised. So, yes,
t he second gentl eman was correct, you do have to bring
fill in. You have to neet all of the FEMA
requi rements. Finished floors have to be base fl ood

el evation plus one foot or two foot, depending on what
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kind of funding you get. And so there are rules and

requirenents in place that the federal governnent, the
state governnent, and the |ocal governnent has put in
pl ace that we follow.

On wat er managenent, one thing that | didn't
mention is this project does have a CDD on it; so it
does have an entity that will own and maintain the
wat er managenent systemin perpetuity. And during the
break Lisa with London Bay was talking with the third
gentl eman. They actually share the sanme CDD manager,
and the informati on has been given to the third speaker
of here's our CDD information, please |let's coordinate,
let's talk. Let's make sure that whatever information
we have that's public you guys have, as well.

One clarification that | do want to nmake on
irrigation, the Lee Plan consistency states that
irrigation shall not be used with potable water. That
Is the intent of this project. Wat happens with the
| ocation, since we're right on the bay, is we have
saltwater intrusion. And so with every project and
every DO that we do, we conplete a saltwater intrusion
study, and that gets submtted. And then at that tine
we neke that determ nation, with our hydrol ogi st and
our experts for groundwater, can we use the surface

wat er and/ or a conbination of groundwater to irrigate
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the property, or do we need to do that with potable

water. Bonita Springs Utilities already knows this.

W have -- the Bayview residence in Bonita is using
pot abl e.

So -- so those steps are made during the
devel opnent order process, but every -- every step is

docunented and studied to make sure that we are
consistent with the Lee Plan, and we're consistent with
Staff as we go through the steps.

HEARI NG EXAM NER CCOLLINS: (Ckay, thank you.

MS. LAROCQUE: Thank you.

MR TREESH. Ted Treesh, TR Transportation, just a
few comment s.

One, the units from Raptor Bay are included in our
anal ysis. They're part of the overall DRI so they
are -- they are enbedded wthin the analysis.

One, the roundabout that | spoke of on Coconut
Road, that's -- that's a Village of Estero project.
That's -- that's not a Lee County project. Again,
Coconut Road, the majority of it is under the Village
of Estero jurisdiction, and that project is being done
by the Village of Estero. So that's out of our
jurisdiction, that's -- that's within the Vill age of
Est ero.

Was there anything el se you need ne to cover?
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MR YOVANOVICH: No, | think that answered the

questi on.

MR TREESH. | believe that's it, thank you.

HEARI NG EXAM NER CCOLLINS: Well, the point that |
think is inmportant for you to make, though, is that the
assunptions for trip generation for the DRI as a whole
predicted this level of traffic on these roadways; is
that correct?

MR. TREESH. That is correct.

HEARI NG EXAM NER CCOLLINS: Because what you're
proposing, although there is an alteration of the
devel opnent paraneters, the output in traffic is at or
bel ow what has al ready been approved.

MR TREESH. That is correct.

HEARI NG EXAM NER COLLINS: So there's going to be
no worsening of traffic than what woul d have happened
under the original devel opnent scenari o.

MR TREESH. That's correct.

HEARI NG EXAM NER COLLINS: GCkay, thank you.

MR. TREESH. Thank you.

MR YOVANOVI CH: | thank you for those additional
qguestions of Ted. W even went further and did the
initial analysis just specifically on Coconut Road to
hopeful Iy allay sone concerns about the public

perception that even though the DRI did project traffic
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through the entirety of the project, we were nore

focused on that one road, to show that what we were
always going to put on in traffic, together with what
was approved in other jurisdictions, still the road was
going to function based upon the adopted | evel of
service. So | hope we didn't confuse things by trying
to be too specific in addressing what we knew woul d be
public coments, by factoring in other jurisdictional
approvals by Bonita Springs and the Village throw ng
addi tional traffic onto Coconut Road.

Wth that, that's our presentation and our
rebuttal. | don't know if |'m supposed to do any type
of a close at this time or --

HEARI NG EXAM NER COLLINS: No, | nean, it's not
necessary.

Does Staff w sh to nake any comment ?

M5. WORKMAN: | have -- | have a coupl e things
about interlocal agreenent and contacts, |ike how we
contact the public --

HEARI NG EXAM NER CCLLINS: Ckay, sure.

MS. WORKMAN: -- per one of the questions.

| just wanted to add sonme clarity because there
were sone comments. So we have a DRI application, and
we have a DCl application. The DRI application, the
Applicant is required to notice everybody in the DRI
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So the Applicant notified 4,400 and sone peopl e about

the application. The DCl is required to notice 500
feet -- within 500 feet of this zoning application,
those folks that live in that 500 feet are notified of
the rezone. So there's a difference on how -- so a | ot
of the emails that Staff received was about the DR

and because it's running piggyback wwth the DCl, they
comment ed on bot h.

As for the Village of Estero -- so Lee County
uni ncorporated has interlocal agreenments with certain
jurisdictions. So you have to renenber that this DRI
was all in unincorporated Lee County when it first --
at its inception, and over tine it's been -- portions
of it have been annexed, including like the Gty of
Bonita Springs was annexed, and then further annexation
happened with the Village of Estero. So everything
that you see in this purple color is Village of Estero,
and this is the Gty of Bonita Springs.

So uni ncorporated Lee County has an interl ocal
agreenent with the Cty of Bonita Springs. So when
this application cane in, Staff provided the Gty of
Bonita Springs with the review material, this is what
they' re asking, this is what's going on. Wen we
I ssued the publication of the Staff Report, Gty of

Bonita Springs was notified.
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W do not have an interlocal agreenent with

Village of Estero. | double checked on the break just
to make sure | -- we have it for the roadways and the
fire, but we don't have it for zoning cases. However,
Staff did notice the Village of Estero on the review
material. As we were review ng, we had phone
conversations with the Village of Estero, as well as
the City of Bonita Springs, and we also provided the
publication of the Staff Reports on both to both
jurisdictions. So they have the information. And in
t he packet from public input, you are going to see the
Village of Estero emmils that came in as this went
along in the process.

So | just wanted to clarify that because that's
cone up on zoning cases. So for a zoning case, it's
everything within 500 feet is our limtation.

So | did get sone calls fromEl Dorado early on in
the process, and it was a gentleman who backs up to the
golf course, and he just wanted to know. | sent him
t he master concept plan, showed hi mwhat we were doing;
and as a result, we got the Type B nodified 10-f oot
buffer in there to answer some of his questions about
conpatibility.

So | wanted to kind of shed sone |ight on the

separation of those two kinds of cases.
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HEARI NG EXAM NER COLLINS: Ckay, thank you. |
appreci ate that.
Vll, if there isn't any further testinmony, | wll

conplete this hearing. There's no need to | eave the
record open for any additional submttals. So | wll
close the witten record, as well. | want to thank
everyone for their time --

MR YOVANOVICH: Did you want to do a site visit?

HEARI NG EXAM NER COLLINS: | would like to do a
site visit.

MR YOVANOVICH: So we'll get you contact
information so you can have --

HEARI NG EXAM NER CCLLINS: Yes, please do that
and -- because | wasn't really able to access that mnuch
when | did ny original drive-by.

MR YOVANOVI CH: We'll give you free rein.

HEARI NG EXAM NER COLLINS: Ckay, thank you very
much. | appreciate that.

Thank you, everyone, for com ng.

(Proceedi ngs concluded at 12:02 p.m)
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