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This Document Contains the Following Reviews:
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Staff Response to the DCA Objections,
Recommendations, and Comments (ORC) Report

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: May 19, 2005

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:

LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DIVISION OF PLANNING

REQUEST:
Amend Table 1 (b), Planning Community Year 2020 Allocations, by revising the residential
allocations for the Fort Myers Shores Planning Community.
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mo STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION:

Planning staff recommends the Board of County Commissioners transmit the proposed
amendment to table l(b). Staff recommends that the Table l(b) residential acreage
allocations be revised allocating 30 acres to Intensive Development, 208 acres to Central
Urban, 449 acres to Urban Community, 1,803 acres to Suburban, 300 acres to Outlying
Suburban, 7 acres to General Commercial Interchange, 783 acres to Rural and 1 acre to
Outer Islands. (See Attachment 1)

BASIS AND RECOMMENDED FINDINGS OF FACT:
No change in the overall county accommodation is proposed.

¯ Changes in conditions have occurred that warrant revisiting the residential acreage
allocations in the Fort Myers Shores Planning Community.

¯ This amendment will only impact the Fort Myers Shores Planning Community.
¯ CPA2002-00004 designated land from Suburban and Rural to Outlying Suburban.
¯ No residential allocation exists on Table l(b) in the Fort Myers Shores Planning

Community for the Outlying Suburban FLUM category.
¯ At the October 23, 2003 public hearing, the BoCC approved a motion directing staff to

address the 2020 residential allocations in the Fort Myers Shores Planning Community.
¯ No development orders may be issued in the Outlying Suburban portion of the Fort

Myers Shores Planning Community until a residential allocation is established.
¯ Since 1997 six new planned development projects with residential uses have been

approved in the Fort Myers Shores Planning Community.
¯ There are currently six pending planned development cases involving residential uses (3

new/3 amendments) in the Fort Myers Shores Planning Community.
¯ All planned development applications for residential uses since the adoption of the

planning community allocations have been in the Suburban, Rural, and now Outlying
Suburban areas of the Fort Myers Shores Planning Community.

¯ Proposed development patterns in the Suburban, Outlying Suburban, and Rural area

of the Fort Myers Shores Planning Community are at a net density between 2.5 and 4
units per acre.

¯ There are 564 acres of approved residential uses in the Fort Myers Shores Planning
Community in the area designated Outlying Suburban

¯ The current residential allocation is anticipated to accommodate 10,232 residential units
in the Fort Myers Shores Planning Community

BACKGROUND INFORMATION
In 2002, with the adoption of the Caloosahatchee Shores Community Plan, 1,022 acres were
reclassified to Outlying Suburban within the Fort Myers Shores Planning Community. This
amendment reduced the number of acres in the Rural land use category by 638 acres and the
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number of acres in the Suburban land use category by 384 acres. This area is largely
undeveloped today with the majority~ of the land being classified in the Planning Division
Existing Land Use Inventory as agriculture (916 acres) and vacant (79 acres). Additionally,
most of the property designated Outlying Suburban is either within an approved planned
development or a planned development currently under review by the County. Less than 100
acres in the Outlying Suburban category are not within one of these planned developments.
In 1997 when the Fort Myers Shores Planning Community was created, no areas within this
community were designated Outlying Suburban. After adopting the Caloosahatchee Shores
Community Plan and amendments recommended in the plan (CPA2002-00004), the Lee

County Board of County Commissioners voted to direct planning staff to revisit the
residential allocations in the Fort Myers Shores Planning Community to address the lands
placed into the Outlying Suburban designation and development trends pursuant to
recommendations from a Planning Division memorandum (attachment 2).

The Fort Myers Shores residential acreage allocation table (Lee Plan Table 1 (b)), established
by PAM/T .96-13 (effective July 30, 1998), was amended by PAM/T 99-20 to recognize
"market shifts" and changes in development patterns that had occurred since the analysis

¯ was completed in 1997. This amendment, adopted January 10, 2002 and effective March 27,
2002, also addressed issues such as the creation of two new planning communities and the
incorporation of the City of Bonita Springs. PAM/T 99-20 did not alter the countywide
allocation accommodation of the Lee Plan.
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PART II - STAFF ANALYSIS

A, STAFF DISCUSSION

Origin of Lee Plan Table l(b) (Planning Community Allocations) and Map 16
The Planning Community Allocations were adopted into the Lee Plan in the 1996 Lee Plan
EAR Addendum cycle. The creation of this table and map was the topic of PAM/T 96-13,
which addressed the need to replace the original "Year 2010 Overlay." The 2010 Overlay
was a result of the 1989 Settlement Agreement between Lee County and the Department of
Community Affairs (DCA). This agreement required the County to amend the Future Land
Use Map Series by designat~g the proposed distribution, extent, and location of the
generalized land uses required by Rule 9J-5.006(4)(a)l.-9 for the year 2010. This was
accomplished by creating 115 sub-districts, generally nesting within the existing adopted
Planning Districts and allocating, within each sub-district, the projected acreage totals for
each generalized land use needed to accommodate the projected 2010 population. Policies
added to the plan provided that no development approvals would be issued in a sub-district
that would cause the allocated acreage for that land use category to be exceeded. The Overlay
was a device designed to reconcile the population accommodation capacity of the Future
Land Use Map (estimated to be 70 years in 1989) with the 20-year time frame in the text of
the element. It was also designed to provide more certainty to the extent and location of future
commercial and industrial development.

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory. There was a lack
of a reliable existing land use database to monitor the use of land, which drew down the
available acres in each sub-district. Finally, there was difficulty in explaining the concept and
regulatory nature of the overlay to the public. A major effort was directed to resolve these
problems. The Sheridan vs. Lee County Final Order required an amendment to the Lee Plan
affecting the implementation of the "Year 2010 Overlay." Prior to this final order, the
overlay was implemented at the building permit stage. The final order required all
development order approvals to be consistent with the overlay. This amendment also

required the Planning Division to create a parcel specific database to track the use of land in
conjunction with the 2010 sub-district allocations. This requirement resolved the monitoring
issue that was considered the largest obstacle in establishing a workable overlay. Other issues
with the original overlay, however, could not be resolved in a principled and satisfactory
manner. The 1994 Evaluation and Appraisal Report (EAR) included a proposal to remove the
overlay from the Lee Plan. Final Order No. AC-96-11 was issued on July 25, 1996. The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the

Year 2010 Overlay, were not in compliance with Chapter 163, Part II, F.S., and Rule 9J-5,
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FAC. The Final Order required Lee County to resdnd, and not make effective, all of the
amendments, which sought to delete the Year 2010 Overlay.

Lee County’s 1996 EAR Addendum Cycle included a proposed replacement to the "Year
2010 Overlay." This amendment (PAM/T 96-13) proposed replacement of 115 sub-districts
with twenty community-based districts (Planning Communities). In comparison, the average
size of the 115 sub-districts was four thousand acres, while, the average size of the new
Planning Communities is twenty thousand acres. The increase in size allowed for increased
flexibility in the regulation. The acreage allocations for the Planning Communities only
regulate residential, commercial, and industrial uses. The th-ne horizon of the allocations was
extended to the year 2020. The 2020 population forecast used for the allocations was also
reduced from the 797,288 as adopted in the EAR to the Bureau of Economic and Business
Research’s (BEBR) mid-range population projection of 602,000. This amendment to the Lee

Plan became effective on July 30, 1998.

Lee Plan Consistency
Following the adoption of the Planning Community Map and Allocation Table, planning
staff initiated a work program to further break down the residential, commercial, and
industrial needs of the unincorporated areas into the existing traffic analysis zone boundaries.
This allowed the County’s transportation needs model to be run using land use data
consistent with the adopted comprehensive plan. Since the planning community allocations
are monitored semi-annually, the base data used for the TAZ project included an additional 2
years of development data. Breaking down the allocations from the Planning Community to
the TAZ level with the aid of additional data gave the planning staff the opportunity to
monitor the accuracy of the original Table l(b) allocations. This table allocates residential
acres by Lee Plan future land use categories as well as planning communities. The TAZ
residential projections were also done by future land use categories. This analysis also
included an additional 2 years of zoning/planned development approval information. This
additional information allowed planning staff the opportunity to assess emerging
development pattems within the planning communities since the allocations had been
developed. The resulting TAZ projections were used to create the 2020 Financially Feasible
Transportation Plan. The TAZ level information has been used in numerous planning studies.

Amendments to Table l(b) and Map 16             ~
The Planning Community Map and Allocation Table (Map 16 and Table 1 (b)) were amended
during the 2000/2001 amendment cycle. The amendments to the map and table were
adopted January 10, 2002 by the BoCC and became effective March 27, 2002. This
amendment was initiated to address events that occurred following the adoption of the
original communities map and allocations. For example, in the spring of 2000, The
Metropolitan Planning Organization (MPO) adopted new Traffic Analysis Zone (TAZ)
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forecasts, two community planning efforts were initiated and more were anticipated due to
funding provided by the County for community plans, the City. of Bonita Springs
incorporated, and the City of Fort Myers annexed land outside of the Fort Myers Planning
Community. The TAZ zonal data, which was overseen by planning staff, highlighted areas
of the County where the allocations were not in keeping with actual development. The fact
that residential uses are allocated to Future Land Use categories as well as the planning
community causes the residential allocations to require more frequent adjustments as
development occurs. Each of the Lee Plan FLUM categories allows a range of residential
densities and new development may deviate from the density assumptions used to develop
the acreage allocations. A second amendment to the allocation table was made to address an
oversite in the first amendment. This amendment impacted the Outlying Suburban
residential allocations in the Bayshore and Alva planning communities.

The amendments to the allocations did not alter the countywide accommodations of
residential (population), commercial, or industrial development.    These amendments
addressed shifts in development patterns that necessitated a re-allocation of residential
acreages between Planning Communities and Future Land Use Map (FLUM) categories.
Since FLUM categories assume different residential densities, to ensure the population
accommodation cf the Lee Plan remained consistent with the adopted population projection,

the revised Table 1 (b) does not have the same county wide residential acreage allocation as
was originally adopted in 1998. Also, the Table l(b) is a regulatory tool for the
unincorporated portion of Lee County; " therefore, the incorporation of Bonita Springs greatly
reduced the acreage allocations on Table 1 fo). This also reduced the County’s portion of the
projected 2020 population and a reduction in allocated residential acreage was required to
maintain the overall 2020 county population accommodation and ensure that the Lee Plan
elements remain internally consistent.

Planning efforts in the Fort Myers Shores Planning Comml~nity

The Fort Myers Shores Planning Community is an area of the County where development
interest has exceeded what was anticipated in 1997. The first amendment to the allocations
(PAM/T 99-20) recognized this shift and moved allocation from communities where
development patterns were less than originally estimated to the Fort Myers Shores Planning
Community. Subsequent to this amendment, the residents of the Fort Myers Shores
community organized and authored a community plan to address the changing conditions in
their community. The product of this "grass roots" effort was the Caloosahatchee Shores
Community Plan and was submitted to Lee County becoming CPA 2002-00004. This plan
amendment addressed the area east of 1-75 and north of the Orange River. The community
plan proposed changes to the future land use map within the Fort Myers Shores Planning
Community. One of the map changes was to reclassify 1,022 acres to Outlying Suburban
from the Rural (638 acres) and Suburban (384 acres) land use category. Final agreement on
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this proposed change occurred late in the amendment process and staff was unable to

¯ complete the needed research and analysis to support a reallocation of residential acreage
within the planning community to accommodate the developments in the Outlying
Suburban category that were accommodated in the adopted residential allocations for the
Suburban and Rural categories.

Staff produced a memorandum to the Board of County Commissioners dated June 25, 2003
containing an eslimated allocation need analysis for the Fort Myers Shores Planning
Community (attachment 2). At the October 23, 2003 public hearing, the BoCC approved a

motion directing staff to address the 2020 residential allocations in the Fort Myers Shores
Planning Community. Staff has continued to "fine tune" the planning inventory and
monitor development shifts in the area. Nonew development trends have emerged since the
research was conducted for the June 2003 memo. Zoning activity in the Fort Myers Shores
Planning Community since the analysis was conducted for the 2003 memo includes the
approval of three new residential planned developments, two in the Suburban land use
category and one in the Outlying Suburban land use category. In addition, there are three
residential planned developments currently being reviewed by staff, two in the Suburban
land use category and one in the Outlying Suburban land use category. Two of the
residential planned developments approved prior to the Calooshatchee Shores Community
Plan was adopted are currently under review for expansion. These projects are located in the
Outlying Suburban and Rural categories. Recent planned development activity in the Fort
Myers Shores Planning Community is consistent with the existing density trends. The
location of this activity reinforces the conclusion drawn by the Planning Division memo that
the development shift to this planning community is occurring in the area between the
Orange River and the Caloosahatchee River.

No new planned developments have been approved or applied for in the area south of the
Orange River east of 1-75. Two of the existing planned developments in this area have seen no
development activity since 1989. The Twin Lakes project was part of the 335 acre 2005
annexation into the City of Fort Myers. The Hyde Park RPD has been purchased by the Lee
County School District.

Proposed Changes
The review of the updated data for the Fort Myers Shores Planning Community has
supported the analysis in the 2003 memo. The changes to the Suburban, Outlying
Suburban, and Rural residential allocations ~equired by development trends are consistent

with those presented in this memo. The Fort Myers Shores Planning Community also has
residential allocations for the Intensive Development, Central Urban, Urban Community, and
General Commercial Interchange future land use categories. Through refinement of the
inventory, one existing residential unit on Beautiful Island has been inventoried that had
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previously been overlooked. The upland portions of this island fit the definition of Outer
Island and it is recommended that one acre of residential be allocated to this category to
accommodate this use on Table l(b). The original analysis did not specify any changes to the
allocations for the Central Urban or General Interchange categories and this recommendation
has not changed. The two FLUM categories staff identified excess allocation were Intensive
Development and Urban Community. The memo in 2003 did list these areas as being
potential areas where over allocation may exist. In fact, the memo did specify that a cursory
review revealed that minimal acreage could be re-allocated at that time. However, this would
not cover the allocation need determined for the Outlying Suburban category.

The Intensive Development designation has been placed on properties along Palm Beach Blvd
and an area west of 1-75 north of Tice Street. There are only 2.5 vacant acres zoned residential
in the area along Palm Beach Blvd and the vacant area along 1-75 is zoned for commercial

uses (C-2). Two acres of residential zoning in the Intensive Development category are located
at the Palm Beach Blvd/I-75 interchange. The current allocation will allow for an additional
81 acres of residential development. The original allocation of 89 acres was estimated to
accommodate 218 units, 65 of which exist today. To develop the remaining 153 units
substantial properties would need to be rezoned. Given that the last new unit built in the
Intensive Development FLUM category in the Fort Myers Shores Planning Community was
prior to 1990, it is clear the current allocation is too high and should be reduced to a more
reasonable expectation. It is not unreasonable to expect some inffll specifically on the quarter
acre parcel with existing residential zoning. By reducing the Intensive Development
residential allocation from 89 acres to 9 acres, sufficient allocation will remain to
accommodate the vacant parcel zoned residential and will allow the remaining anticipated
units (152 units) to be redistributed throughout the Fort Myers Shores Planning Community.

The Urban Community residential allocation will also accommodate development in excess of
currently anticipated growth. Based on the analysis of recent development trends, 86% of all
existing units in the Urban Community land use category in the Fort Myers Shores Planning
Community were built prior to the Year 2020 allocations being made in 1997. Of the 126
units built since the allocations were developed, most have been built in one of two mobile

home developments (zoned MH-1 and MHPD). These developments are both more than
50% developed. Planning Division research has determined that 58 acres remain
undeveloped in approved developments including conventionally zoned subdivisions and
planned developments. Utilizing development patterns from approved planned
developments, staff has estimated that the remaining non-commercial un-platted properties
could generate 152 acres of residential development, equivalent to 407 units, in the Urban

Community area of the Fort Myer Shores Planning Community. Staff recommends, based
on the development activity in this area, that the Urban Community residential allocation be
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reduced to 449 acres. This will accommodate the completion of the approved subdivisions
and the development of a portion of the un-subdivided agricultural land or a mixture of both.

Pending Amendments
Staff is currently reviewing an application to re-designate 1,747 acres to the Outlying
Suburban category from the Suburban (79 acres) and Rural (1,648 acres) future land use
categories (CPA2004-00010). Staff has recommended denial of this amendment. If
approved, sufficient acreage should be reallocated to the Outlying Suburban residential
allocation to accommodate an appropriate amount of development in this area. This
amendment would designate the entire Hawk’s Haven project as Outlying Suburban.
PAM/T 99-20 included an increase in the Rural residential allocation to address the approval
of this project. At that time, staff and the applicant agreed that an additional 329 acres of
residential allocation to the Rural future land use category would be sufficient to
accommodate the immediate needs for this development. The applicant for this proposal has
submitted information showing no change in the size of the residential "footprint" of the
project. Therefore, this shift in allocation could be made at an acre-to-acre swap from Rural to
Outlying Suburban. The result of this change would be a Rural residential allocation of 454
acres and an Outlying Suburban residential allocation of 629 acres.

CONCLUSIONS
Table 1 (b), The Planning Community Year 2020 Allocations, should be amended to reflect
amendments made to the Lee Plan Future Land Use Map. recommended by the
Caloosahatchee Shores Community Plan. The proposed changes will maintain the current
population accommodation of the Fort Myers Shores Planning Community. The re-
allocation between future land use categories reflects development activity in the area that is
highlighted by the increased level of planned development zoning activity in the area
between the Orange River and the Caloosahatchee River. No recommended changes have
been proposed to the commercial or industrial allocations.

STAFF RECOMMENDATION
Planning staff recommends the Board of County Commissioners transmit the proposed
amendment to table l(b). Staff recommends that the Table l(b) residential acreage
allocations be revised allocating 30 acres to Intensive Development, 208 acres to Central
Urban, 449 acres to Urban Community, 1,803 acres to Suburban, 300 acres to Outlying
Suburban, 7 acres to General Commercial Interchange, 783 acres to Rural and 1 acre to Outer
Islands.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. May 23, 2005

Ao LOCAL PLANNING AGENCY REVIEW
Staff made a brief presentation to outline the amendment followed by questions from the
LPA. The first question from the LPA was to clarify that no allocation shift from another
Planning Community was being proposed. Secondly, staff was asked ff the proposed
allocation would fully accommodate all of the development approvals currently granted in
the Planning Community. Staff confirmed that the proposed allocation will not support the
build out of all approved development, but that given time lags between approval and
certificates of occupancy being issued (the time the allocation is impacted) will allow sufficient
flexibility as to not impede progress on these projects. Following questions from the LPA the
hearing was opened to public comment. One member of the public spoke on this
amendment. A representative of the Buckingham 320 project spoke in favor of the intent of
this amendment and urged the LPA to keep this amendment moving through the system
while still allowing the speaker to work with staff to ensure that sufficient acreage is available
to meet the needs of the developer’s intentions. The LPA then asked staff ff they planned to
continue to work with the development community on this issue.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

RECOMMENDATION: The Local Planning Agency recommends that the Board of
County Commissioners transmit the proposed amendment to the Florida Department of
Community Affairs.

BASIS AND RECOMMENDED FINDINGS OF FACT: The Local Planning Agency
recommends that the Board of County Commissioners trmnsmit the proposed amendment
to the Florida Department of Community Affairs.
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C. VOTE:

NOEL ANDRESS

MATT BIXLER

DEREK BURR

RONALD INGE

RAYMOND SCHUMANN, ESQ

CARLETON RYFFEL

FRED W. SCHILFFARTH

KATHY BABCOCK

Aye

Aye

Absent

Aye
Absent

Aye
Absent

Absent
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OFTRANSMITTAL HEARING: June l, 2005,

BOARD REVIEW: Staff presented a brief review of this amendment and informed the

board that there was a revision to Table 1 (b) to correct a scrivener error on the table included
with the original staff repo~ The board had no questions regarding this amendmem.

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board of County Commissioners voted to Wansmit the proposed
plan amendment to the Department of Community Affairs.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The BoCC accepted the
findings of fact advanced by staff and the LPA.          ~

C. VOTE:

JOHN ALBION Aye

TAMMY HALL Aye

BOB JANES Aye

RAY JUDAH Absent

DOUG ST. CERNY Aye
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PART V = DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: August 19, 2005

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS: The DCA had no
objections, recommendations, or comments concerning this amendment.

B. STAFF RESPONSE: Adopt the amendment as transmitted.
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: October 12, 2005

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

JOHN ALBION

TAMMY HALL

BOBJANES

RAY JUDAH

DOUG ST. CERNY
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CPA2004-15

Table l(b)
Planning Community Year 2020 Allocations

Futm’e Land Use Category

Central Urban

Urbaa Community

S~btwba~

G~ ~

lndust~l. Commercial lnte~tanse

Unlvenaty V’dlaSe late~hanse

Le~ County
Tota~

1~73

9,766

17,251

5,231

96

2

860

Alva

519

15

Boca C.a~mde

437 ¯

53

~,~    New Ce~raunity 1,644
~t
~.~ Tradepo~t 9

~
Rund Community Praserve

9,760 1,419

3,046

Outer Island 216 5

Open lands 2,091 175

Density Reduefioa/Gmundwat~ Resource 5,544 40

70,682 2,173

9,717 46

6,7ff2 26

60,400 3,~7

Wetlands

Unincorporated Coumy Total Resldenl~I

Comme~ai

Public

438

Active AG

Passive AG

Cons~vafion

Vacant

Total

34,765 6,098

69,897 14,633

80,613 2,236

44,753 1,525

377,529 30,324

296

2

1,343

Bonita
Fret Myers Shores Burnt Store C.a~ Coral

8~    80 27

300 20 2

Z

Fort Myem Fo~t Mye~    Gat~     Dani~

545

2O6

588

172

184

3.631 1,241 29 6O8 1,640

257 26 17 112 153

391 5 26 733

1.724 1,193 6 1,981 750

62o 279
4.375 6,987 10 631

~ 3,672 1,347 1,006

33 1,569 25 5 495

12.156 14,693 113 4,053 5,687

18

1,284

2

111     1,255

47

824 398

3,096 10

6,136 1,854

3380 575
3,482 1,918

792 578

19,995 8,243

Amended By Ordinance No. 02-02, 03-19 Attachment I Table lt’b)- Page 1 of 2



CPA2004-15
Table l(b)

Planning Community Yea~ 2020 Allocations

Future Land Use Category

lattemlve Development

U~v~

~ ~ C~ ~te~

New

~d

O~

~ ~d~ ~wat~ Re~

~d~

A~ve AG

Passive AG

Total

lona/ San Carlos
McGregor

462 15

697 930

2,471 2,250

396

7 13

860

Sanlbel South Fo~t Pine Island
Myeas

704 5

2,778

920 526

1,217 636

466

10

160 1,129

1 37

4,034 4,228 5,629 2,799

782 1,613 1,849 165

298 350 723 64

2,970 !,085 3,394 1,722

2,313

90 960

8,879 3,283 " 128 13,703

1,912 11 690 4,577

18,875 10,660 12,413 26,303

Attachment "1

Lehif~ A~’es Cotmty Mye~
Bucklns/~m ~m

371

3,032 2,498

8,037 51 327

5,293 1,572

610 49 837 749

15 9 15 12

10 702 383 57 900 1,251

3,O46

3,573 1,837

11,099 4,290 9,209 3,203 3,651 5,085.

452 31 1,158 18 1,,,~99 104

216 55 209 5 87 3

19,561 321 4,242 1,278 5,794 1,310

46,521 85,455 22,620 11,255 20,188 14,476

Ame~u;ied By Ordinam:e No. 02-02, 03-19 Table l(b)- Pa~e2 of 2



DIVISION OF PLANNING
MEMORANDUM

 LEE COUNTY
SOUTHWEST FLORIDA

to:

from:

subject:

date:

Lee County Board of County Commissioners

Rick Bun’is, Principal Planner

CPA2002-04, Caloosahathee Shores Community Plan
Assessment of Residential Allocations

June 25, 2003

The Caloosahatchee Shores Community Plan includes a proposal to re-designate a portion of the
area within the plan boundaries from Suburban and Rural to Outlying Suburban. If approved, this
change creates the first area of land designated Outlying Suburban within the Fort Myers Shores
Planning Community. ~y, no residential allocation has been made for this future land use
classification in the Fort Myers Shores Planning Community. If this proposed future land use map
change is adopted, Planning Staff recommends that a residential allocation of 300 acres be made on
Table l(b) in the Outlying Suburban category to accommodate anticipated future residential
development. To maintain the existing residential accommodation of the Lee Plan Future Land Use
Map, staff recommends a reduction of the residential allocation for the Intensive Development,
Urban Community category. Staff has calculated that 44 acres of residential allocation from the
Intensive Development category and 41 acres of residential from the Urban conanunity category
could be re-allocated to the Outlying Suburban residential allocation without adversely impacting
development in these areas. Staff’s research has not shown that current development trends in the
Fort Myers Shores Planning Community on properties within these two land use categories are
substantially different than those in the Outlying Suburban category countywide. At this time, staff
can only propose that these acreages be re-allocated at an acre to acre transfer. Therefore, there is
a difference of 215 acres between staff’s projected allocation need in the Outlying Suburban
allocation and the potential allocation reductions that staff has identified as appropriate. Between
the transmittal hearing and the adoption hearing, staff proposes that a closer look at this allocation
transfer be made to determine where this difference can be corrected.

OUTLYING SUBURBAN ALLOCATION NEED
There is one approved planned development and one proposed planned development in the area to
be reclassified ~s Outlying Suburban. Buckingham 320 is an approved planned development of
325 acres and 640 units. The pending project is the 75 acres tract of land known as Buekingharn
Gardens seeking approval of 300 multi- family units.

Staff initially calculated the allocation demand for these projects based on a methodology that
analyzed the total project size. An analysis of all Lee County planned developments approved in
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areas designated Outlying Suburban shows ~ on average, 46% of the project’s land area
~edicated to residential uses that will draw down the residential allocation on Table l(b). Likewise,
a review of developed/actively developing projects indicates that uses that have drawn down the
residential allocation on Table l(b) account for 41% of the acreage in those developments. Of the
two analysis’, the second calculation reflects the actual impact on the allocation table. Applying the
results of this analysis to the 2 developments located in the area to be re-designated to the Outlying
Suburban category indicates a needed residential allocation between 164 and 184 acres (325 acres
+ 75 acres = 400 acres x 41% - 46% = 164 - 184 acres).

A second method to determine the appropriate residential allocation is to comider
potential/proposed units and the assttmed net acreage per unit figure. County wide, developments
in the Outlying Suburban category have been approved/developed at a net density of 5 units per
acre. Stair cautions that this calculation not be confused with the Lee Plan maximum density figures
which are based on gross acres.

Densities specified in this plan are gross residential densities. For the purpose of
calculating gross residential density, the total acreage of a development includes those
lands to be used for residential uses, and includes land within the development proposed
to be used for streets and street rights of way, utility rights-of-way, public and private
parks, recreation and open space, schools, community centers, and facilities such as
police, fire and emergency services, sewage and water, drainage, and existing man-made
water bodies contained within the residential development. (Lee Plan Glossary XII-2)

Residential allocatiom and the existing inventory are based on "net densities" which exclude lands
used for streets and street rights of way, utih’ty rights-of-way, public and private parks, recreation
and open space, schools, community centers, and facilities such as police, fire and emergency
services, sewage and water, drainage, and existing man-made water bodies conlained within the
residential development.

Based on these trends, the two proposed developments that are located in the area to be
designated OS would require 188 acres of residential allocation. (940 units/5 = 188) Given the
increased development activity/interest in this area of the Fort Myers Shores Planning Community,
staffproposes to allocate sufficient acreage for both of these areas.

The proposed acreage to be re-designated to Outlying Suburban is 1,021 acres (of that, 637 acres
are currently designated as Rural and 384 are designated as Suburban). Although the amount of
Suburban and Rural designated lands will be reduced by this re-designation to Outlying Suburban,
staff’s analysis of development patterns shows that there has been an increase in development
interest in these areas and the allocations should be modified to reflect this market change. (See
Below) To accommodate some additional development beyond what has been approved and
requested, staff recommends that the total Outlying Suburban residential allocation in the Fort
Myers Shores Community be 300 acres. This allocation would accommodate development of 65%
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to 75% of the entire area if these, developments, followed th~ development patterns of other projects
in the Outlying Suburban areas of Lee Cotmty. S~ff also estimates that this allocation would
accommodate 1,500 units. This allocation would be for the entire area designated Outlying
Suburban within the Fort Myers Shores Planning Community and not specifically tied to any one
development.

ALLOCATION TRANSFER
In order to maintain the current population accommodation of the Lee Plan Future Land Use Map
(FLUM), it will be necessary to reduce one of the other allocatiom on Table 1Co). Generally, staff
attempts to maintain 1he balance of the allocation table by "shifting" wifffin one planning community
between FLUM categories. The logical shiR for this proposal would be to reduce the residential
allocations made for Suburban and Rural residential. Staff has analyzed these areas of the Fort
Myers Shores and concluded that reducing the allocation for residential uses is not recommended.

SUBURBAN
The current Suburban allocation for residential uses is 1,803 acres and the existing inventory of
residential uses in this area is 1,266 acres. Therefore, only 537 acres Of the allocation remain vacant
and available for future development. This allocation will be significantly impacted by development
in the area north of SR 80 and the Verandah. There are existing/undeveloped residential approvals
for 516 acres of residential uses in planned developments and 220 acres of vacant lots in existing
conventionally zoned subdivisions. While s~’f does not anticipate the area will build out prior to the
next major evaluation of the overlay allocations, there does not appear to be excess residential
allocation in the suburban category in the Fort Myers Shores Planning Community.

RURAL
The current Rural allocation for residential uses is 783 acres and the existing inventory of residential
uses in this area is 322 acres. Therefore, only 461 acres of the allocation remain vacant and
available for future development. This allocation will be significantly impacted by development in the
planned Hawk’s Haven project. This residential component of this development in addition to the
remaining vacant land in existing platted subdivisions is approximately 550 acres. While staff does
not anticipate the area will build out prior to the next major evaluation of the overlay allocations,
there does not appear to be excess residential allocation in the Rural category in the Fort Myers
Shores Planning Community

CENTRAL URBAN & .GENERAL INTERCHANGE
Staff next evaluated the remaining categories within the Fort Myers Shores Planning community and
concluded that there was no potential transfer from the Central Urban or General Interchange
allocations. The General Interchange allocation only accommodates the existing residential uses and
the Central Urban allocation would be exceeded if all of the existing vacant residentially zoned lots
in the area are developed. Given that this accounts for only 11 acres of residential use, staff does
not recommend refining this allocation.
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INTENSIVE DEVELOPMENT
The ~ lutens/ve Development allocation for re~dential ~ is 89. acres and the exi~i~
inventory of residential uses in this area is 31 acres. Therefore, 58 acres (65%) of the allocation
remain vacant and available for future development. This allocation was made to accommodate
residential uses along SR 80 between the city limits and b75. Omently there arc less than 3 vacant
acres zoned for residential uses and 23 vacant acres zoned commercial but with categories that
allow residential (26 total acres) rcmaimn" g in this area. Given the configuration ofth~ commercially
zoned lots, staff does not anticipate much of this property will be developed with residential uses.
Most of the lots in question front on Palm Beach Blvd or are in the Lexington Commerce Center
located adjacent to 1-75 between Tice St. and Palm Beach Blvd. Stuff recommends that this
allocation be reduced to 45 acres which will accommodate all of the infill residentially zoned
property and retain some potential for mixed use projects that contain a residential component. The
original allocation methodology assumed the residential density for the Intensive Development
category in the Fort Myers Shores Planning Community would be the same as other areas in the
planning community. Therefore, this acreage Wansfcr should not be adjusted to address density

URBAN COMMUNITY
The area of the Fort Myers Shores Community that is designated Urban Community is clearly an
area that was anticipated to intensify over the life of the Lee Plan. Existing development trends
show that this is occurring in the area. There are currently 1,500 _ lots consisting of 1,300:!:
acres in this area of the planning community. Over 90% of the numbers of lots are zoned with a
non-ag zoning category; however, less than 55% of the land area is zoned non-ag. The current
Urban Community allocation for residential uses is 633 acres and the existing inventory of residential
uses in this area is 274 acres. Therefore, only 359 acres of the allocation remain vacant and
available for future development There are currently less than 100 acres of vacant land platted for
residential uses in this area. There are a total of 575 acres of property in this area that remain
vacant or are in passive agricultural uses. This equates to 475 acres of land not committed to an
existing development. Staff’s research of planned development approvals in the Urban Community
FLUM category show that residential uses (those uses that would "draw down" the residential
allocations) account for 46% of these approvals. Applying this average to the available acreage
listed above generates and anticipated residential acreage of 218 acres. Adding this figure to the
currently committed acreage figure shows the built out residential acreage in the Urban Community
Future Land Use Category in the Fort Myers Shores Planning Community to be 318 acres.
Therefore, the current allocation exceeds the build out need by 41 acres. Staff recommends that the
Urban Community residential allocation be reduced by 41 acres to 592 acres and that the 41 acres
be re-allocated to the Outlying Suburban r~idential allocation. The original allocation methodology
for the land use allocations assumed the residential density for the Urban Community area in the
Fort Myers Shores Planning Community are consistent with those in existing developments county
wide in the Outlying Suburban land use category. Therefore, this acreage transfer should not be
adjusted to address density differences.

cc: Planning File
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Table 1(b)

Plann/ng Community Year 2020 Allocations

Future Land Use Category
Lee County Bonita

Totals
Alva Boca Grande

$lnin8s

intensive Development 1,573"

Central U~ban 9,766

Urban Community 13,526 519 437

Suburban 17,251
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l’ubllc Facilities 2 1
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14

1,644
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.
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~ed U~ ~
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Ruud 9,760 1,419
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~ ~ad~ 2,091 175
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Uniuc~q~-ated County Total Residential 70,682 2,173

Commercial 9,717 46

Indus~. 6,702 26

Public 60,400 3,587
Activ~ AG 34,765 6,098

69,897 14,633

80,613 2,236 296

44,753 1,525 2

377,529 30,324 1,343

Fret Myers Shm’es Burn~ S~ore

300 20

27

545

2O6

2 435

1

Z

1
588

172

184

Va~a~

Total

Amended By Ordinance No. 02-02, 03-19

438

56
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537

~ 3631 1,241 29 608 1,640

367 257 26 17 112 153

~ 391 5 26 733

~ ~ 1,193 6 1,981 7so

~ 4375 6,987 1.0 631

~ ~ 3,672 1,347 1,006

~ 33 1,569 25 5 495

~ 12.156 14,693 113 4,053 5,687
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Table l(b)

Planning Community Year 2020 Allocations

l~uture Land Use Category McGregor
San Cado~

Inte~/v~ Dewlopm~t

C~Wal Urban 462 15
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920 526
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10

3,052
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Southeast ~ North
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2,498
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15 9

1,129 10 702 383

1 37

45

4,034 4,228 5,629 2,799 11,099 4,290 9,209
782 1,613 1,849 165 452 31 1,158

298 350 723 64 216 55 209

2,970 1,085 3,394 1,722 13,738 7,700 2,015
2,313 21,066 381
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18,875 10,660 12,413 26,303 46,521 85,455 22,620
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SOUTHWEST FLORI!DA

to:

from:

subject:

date:

Lee County Board of County Commissioners

Rick Burfis, Principal Planner

CPA2002-04, Caloosahathee Shores Community Plan
Assessment of P.esidcntial Allocations

Jtme 25, 2003

The Caloosahatchee Shores Community Plan includes a proposal, to re-designate a portion of the
area within the plan boundaries from Suburban and Rural to Outlying Suburban. If approved, this
change creates the first area of land designated Outlying Suburban within the Fort Myers Shores
Planning Community. Cun~ntly, no residential allocation has been made for this future hnd use
classification in the Fort Myers Shores Planning Community. If this proposed future land use map
change is adopted, Planning Staff recommends that a residential allocation of 300 acres be made on
Table l(b) in the Outlying Suburban category to accommodate anticipated future residential
development. To maintain the existing residential accommodation of the Lee Plan Future Land Use
Map, staff recommends a reduction of the residential allocation for the Intensive Development,
Urban Community category. Stuff has calculated that 44 acres of residential allocation from the
Intensive Development category and 41 acres of residential from the Urban conmunity category
could be re-allocated to the Outlying Suburban residential allocation without adversely impacting
development in these areas. Staff’s research has not shown that current development trends in the
Fort Myers Shores Planning Community on properties within these two land use categories are
subslantially different than those in the Outlying Suburban category countywide. At this time, staff
can only propose that these acreages be re-allocated at an acre to acre transfer. Therefore, there is
a difference of 215 acres between staff’s projected allocation need in the Outlying Suburban
allocation and the potential allocation reductions that staff has identified as appropriate. Between
the Wansmittal hearing and the adoption hearing, staff proposes that a closer look at this allocation
transfer be made to determine where this difference can be corrected.

OUTLYING SUBURBAN ALLOCATION NEED
There is one approved planned development and one proposed planned development in the area to
be reclassified as Outlying Suburban. Buckingham 320 is an approved planned development of
325 acres and 640 units. The pending project is the 75 acres tract of land known as Buckingham
Gardens seeking approval of 300 multi- family units.

Staff inifally calculated the allocation demand for these projects based on a methodology that

analyzed the total project size. An analysis of all Lee County planned developments approved in
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areas designated Outlying Suburban shows that, on average, 46% of the project’s land area

~, .dedicated to residential uses that will draw down the residential allocation on Table l(b). Utkewise,
a review of developed/actively developing projects indicates that uses that have drawn down the
residential allocation on Table l(b) account for 41% of the acreage in those developments. Of the
two analysis’, the second calculation reflects the actual impact on the allocation table. Applying the
results of this analysis to the 2 developments located in the area to be re-designated to the Outlying
Suburban category indicates a needed residential allocation between 164 and 184 acres (325 acres
+ 75 acres = 400 acres x 41% - 46% = 164 - 184 acres).

A second method to determine the appropriate residential allocation is to consider
potential/proposed units and the assumed net acreage per unit figure. County wide, developments
in the Outlying Suburban category have been approved/developed at a net density of 5 units per
acre. Staff cautions that this calculation not be confused with the Lee Plan maximum density figures
which are based on gross acres.

Dens,ties specified in this plan are gross residential densities. For the purpose of
calculating gross residential density, the total acreage of a development includes those
lands to be used for residential uses, and includes land within the development proposed

to be used for streets and street rights of way, utility rights-of-waY, public and private
parks, recreation and open space, schools, community centers, and facilities such as
police, fire and emergency services, sewage and water, drainage, and existing man-made
water bodies contained within the residential development. (Lee Plan Glossary X~I-2)

Residential allocations and the existing inventory are based on "net densities" which exclude lands
used for streets and street rights of way, utility fights-of-way, public and private parks, recreation
and open space, schools, community centers, and facilities such as police, fire and emergency
services, sewage and water, drainage, and existing man-made water bodies contained wiltfin the
residential development.

Based on these trends, the two proposed developments that are located in the area to be
designated OS would require 188 acres of residential allocation. (940 units/5 = 188) Given the
increased development activity/inlerest in this area of the Fort Myers Shores Planning Community,
staff proposes to allocate sufficient acreage for both of these areas.

The proposed acreage to be re-designated to Outlying Suburban is 1,021 acres (of that, 637 acres
are currently designated as Rural and 384 are designated as Suburban). Although the amount of
Suburban and Rural designated lands will be reduced by this re-designation to Outlying Suburban,
staff’s analysis of development patterns shows that there has been an increase in development
interest in these areas and the allocations should be modified to reflect .this market change. (See
Below) To accommodate some additional development beyond what has been approved and
requested, staff recommends that the total outlying Suburban residential allocation in the Fort
Myers Shores Community be 300 acres. This allocation would accommodate development of 65%
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to 75% of the entire area if these developments.followed the development patterns of other projects
in the Outlying Stlm~an ~ of Lee County. S~T also estimates that this allocation would
accommodate 1,500 units. This allocation would be for the entire area designated Outlying
Suburban within the Fort Myers Shores Planning Community and not specifically tied to any one
development

ALLOCATION TRANSFER
In order to maintain the current population accommodation of the Lee Plan Future Land Use Map
(FLUM), it will be necessary to reduce one of the other allocations on Table 1Co). Generally, staff
attempts to maintain ~he balance of the allocation table by "shifting" within one planning community
between FLUM categories. The logical shift for this proposal would be to reduce the residential
allocations made for Suburban and Rural residential. Staff has analyzed these areas of the Fort
Myers Shores and concluded that reducing the allocation for residential uses is not recommendecL

SUBURBAN
The current Suburban allocation for residential uses is 1,803 acres and the existing inventory of
residential uses in Otis area is 1,266 acres. Therefore, only 537 acres of the allocation remain vacant
and available for future development. This allocation will be significantly impacted by development
in the area north of SR 80 and the Verandal~ There are existing/undeveloped residential approvals
for 516 acres of residential uses in planned developments and 220 acres of vacant lots in existing
conventionally zoned subdivisions. While staff does not anticipate the area will build out prior to the
next major evaluation of the overlay allocations, there does not appear to be excess residential
allocation in the suburban category in the Fort Myers Shores Planning Community.

RURAL
The current Rural allocation for residential uses is 783 acres and the existing inventory of residential
uses in this area is 322 acres.. Therefore, only 461 acres of the allocation remain vacant and
available for futta’e development. This allocation will be significantly impacted by development in the
planned Hawk’s Haven project. This residential component of this development in addition to the
remaining vacant land in existing platted subdivisions is approximately 550 acres. While staff does
not anticipate the area will build out prior to the next major evaluation of the overlay allocations,
there does not appear to be excess residential allocation in the Rural category in the Fort Myers
Shores Planning Community

CENTRAL URBAN &GENERAL INTERCHANGE
Staff next evaluated the remaining categories within the Fort Myers Shores Planning community and
concluded that there was no potential transfer from the Central Urban or General Interchange
allocations. The General Interchange allocation only accommodates the existing residential uses and
the Central Urban allocation would be exceeded if all of the existing vacant residentially zoned lots
in the area are developed. Given that this accounts for only 11 acres of residential use, staff does
not recommend refining this allocation.
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INTENSIVE DEVELOPMENT
The current Intensive I~ve!opment allocation for residential uses is 89 acres and the existing
inventory of residential uses in this area is 31 acres. Therefore, 58 acres (65%) of the allocation
remain vacant and available for future development. This allocation was made to accommodate
residential uses along SR 80 between the city limits and 1-75. Cm’rently there are less than 3 vacant
acres zoned for residential uses and 23 vacant acres zoned commercial but with categories that
allow residential (26 ~tal acres) remaining in this area. Given the configuration of the commercially
zoned lots, staff does not anticipate much of this property will be developed with residential uses.
Most of the lots in question front on Palm Beach Blvd or are in the Lexington Commerce Center
located adjacent to 1;75 between Tice St. and Palm Beach Blvd. Staff recommends that this
allocation be reduced to 45 acres which will accommodate all of the infill residentially zoned
property and retain some potential for mixed use projects that conlain a residential component The
original allocation methodology assumed the residential density for the Intensive Development
category in the Fort Myers Shores Planning Community would be the same as other areas in the
planning community. Therefore, this acreage transfer should not be adjusted to address density

URBAN COMMUNITY
The area of the Fort Myers Shores Community that is designated Urban Community is clearly an
area that was anticipated to intensify over the life of the Lee Plan. Existing development aends
show that this is occurring in the area. There are currently 1,500 ± lots consisting of 1,300±
acres in this area of the planning community. Over 90% of the numbers of lots are zoned with a
non-ag zoning category; however, less than 55% of the land area is zoned non-ag. The current
Urban Community allocation for residential uses is 633 acres and the existing inventory of residential
uses in this area is 274 acres. Therefore, only 359 acres of the allocation remain vacant and
available for fuVare development. There are currently less than 100 acres of vacant land platted for
residential uses in this area. There are a total of 575 acres of property in this area that remain
vacant or are in passive agricultural uses. This equates to 475 acres of land not committed to an
existing development. Staffs research of planned development approvals in the Urban Commtmity
FLUM category show that residential uses (those uses that would "draw down" the residential
allocations) account for 46% of these approvals. Applying this average to the available acreage
listed above generates and anticipated residential acreage of 218 acres. Adding this figure to the
c~tly committed acreage figure shows the built out residential acreage in the Urban Community
Future Land Use Category in the Fort Myers Shores Planning Community to be 318 acres.
Therefore, the current allocation exceeds the build out need by 41 acres. Staff recommends that the
Urban Community residential allocation be reduced by 41 acres to 592 acres and that the 41 acres
be re-allocated to the Outlying Suburban residential allocation. The original allocation methodology
for the land use allocations assumed the residential density for the Urban Community area in the
Fort Myers Shores Planning Community are consistent with those in existing developments county
wide in the Outlying Suburban land use category. Therefore, this acreage transfer should not be
adjusted to address density differences.

cc: Planning File
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Local Planning Agency Review and Recommendation
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Transmittal

Staff Response to the DCA Objections,

Recommendations, and Comments (ORC) Report

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: May 19, 2005

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION

1. APPLICANT/REPRESENTITIVE:

LEE COUNTY BOARD OF COUNTY COMMISSIONERS

REPRESENTED BY LEE COUNTY DIVISION OF PLANNING

o REQUEST:

Amend Table l(b), Planning Community Year 2020 Allocations, by revising the residential

allocations for the Fort Myers Shores Planning Community.
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STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION:

Planning staff recommends the Board of County Commissioners transmit the proposed
amendment to table l(b). Staff recommends that the Table l(b) residential acreage

allocations be revised allocating 30 acres to Intensive Development, 208 acres to Central
Urban, 449 acres to Urban Community, 1,803 acres to Suburban, 300 acres to Outlying
Suburban, 7 acres to General Commercial Interchange, 783 acres to Rural and 1 acre to
Outer Islands. (See Attachment 1)

o BASIS AND RECOMMENDED FINDINGS OF FACT:
No change in the overall county accommodation is proposed.

¯ Changes in conditions have occurred that warrant revisiting the residential acreage

allocations in the Fort Myers Shores Planning Community.
¯ This amendment will only impact the Fort Myers Shores Planning Community.
¯ CPA2002-00004 designated land from Suburban and Rural to Outlying Suburban.

No residential allocation exists on Table l(b) in the Fort Myers Shores Planning
Community for the Outlying Suburban FLUM category.

¯ At the October 23, 2003 public hearing, the BoCC approved a motion directing staff to

address the 2020 residential allocations in the Fort Myers Shores Planning Community.
¯ No development orders may be issued in the Outlying Suburban portion of the Fort

Myers Shores Planning Community until a residential allocation is established.
¯ Since 1997 six new planned development projects with residential uses have been

approved in the Fort Myers Shores Planning Community.
¯ There are currently six pending planned development cases involving residential uses (3

new/3 amendments) in the Fort Myers Shores Planning Community.
¯ All planned development applications for residential uses since the adoption of the

planning community allocations have been in the Suburban, Rural, and now Outlying

Suburban areas of the Fort Myers Shores Planning Community.
¯ Proposed development patterns in the Suburban, Outlying Suburban, and Rural area

of the Fort Myers Shores Planning Community are at a net density between 2.5 and 4
units per acre.

¯ There are 564 acres of approved residential tses in the Fort Myers Shores Planning
Community in the area designated Outlying Suburban

¯ The current residential allocation is anticipated to accommodate 10,232 residential units
in the Fort Myers Shores Planning Community

Co BACKGROUND INFORMATION
In 2002, with the adoption of the Caloosahatchee Shores Community Plan, 1,022 acres were

redassified to Outlying Suburban within the Fort Myers Shores Planning Community. This
amendment reduced the number of acres in the Rural land use category by 638 acres and the
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number of acres in the Suburban land use category by 384 acres. This area is largely

undeveloped today with the majority of the land being dassified in the Planning Division
Existing Land Use Inventory as agriculture (916 acres) and vacant (79 acres). Additionally,

most of the property designated Outlying Suburban is either within an approved planned
development or a planned development currently under review by the County. Less than 100
acres in the Outlying Suburban category are not within one of these planned developments.

In 1997 when the Fort Myers Shores Planning Community was created, no areas within this
community were designated Outlying Suburban. After adopting the Caloosahatchee Shores
Community Plan and amendments recommended in the plan (CPA2002-00004), the Lee
County Board of County Commissioners voted to direct planning staff to revisit the

residential allocations in the Fort Myers Shores Planning Community to address the lands
placed into the Outlying Suburban designation and development trends pursuant to
recommendations from a Planning Division memorandum (attachment 2).

The Fort Myers Shores residential acreage allocation table (Lee Plan Table l(b)), established
by PAM]T 96-13 (effective July 30, 1998), was amended by PAM/T 99-20 ~o recognize
"market shifts" and changes in development patterns that had occurred since the analysis
was completed in 1997. This amendment, adopted January 10, 2002 and effective March 27,
2002, also addressed issues such as the creation of two new planning communities and the

incorporation of the City of Bonita Springs. PAM/T 99-20 did not alter the countywide
allocation accommodation of the Lee Plan.
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PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Origin of Lee Plan Table l(b) (Planning CommuniW Allocations) and Map 16
The Plarming Community Allocations were adopted into the Lee Plan in the 1996 Lee Plan
EAR Addendum cycle. The creation of this table and map was the topic of PAM/T 96-13,
which addressed the need to replace the original "Year 2010 Overlay." The 2010 Overlay

was a result of the 1989 Settlement Agreement between Lee County and the Department of
Community Affairs (DCA). This agreement required the County to amend the Future Land

Use Map Series by designating the proposed distribution, extent, and location of the
generalized land uses requi~ed by Rule 9J-5.006(4)(a)1.-9 for the year 2010. This was

accomplished by creating 115 sub-districts, generally nesting within the exisi~g adopted
Planning Districts and allocating, within each sub-district, the projected acreage totals for
each generalized land use needed to accommodate the projected 2010 population. Policies

added to the plan provided that no development approvals would be issued in a sub-district
that would cause tue allocated acreage for that land use category to be exceeded. The Overlay
was a device designed to reconcile the population accommodation capacity of the Future
Land Use Map (estimated to be 70 years in 1989) with the 20-year time frame in the text of
the element. It was also designed to provide more certainty to the extent and location of future

commerdal and industrial development.

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory. There was a lack
of a reliable existing land use database to monitor the use of land, which drew down the
available acres in each sub-district. Finally, there was difficulty in explaining the concept and
regulatory nature of the overlay to the public. A major effort was directed to resolve these

problems. The Sheridan vs. Lee County Final Order required an amendment to the Lee Plan
affecting the implementation of the "Year 2010 Overlay." Prior to this final order, the
overlay was implemented at the building permit stage. The final order required all

development order approvals to be consistent with the overlay. This amendment also
required the Planning Division to create a parcel specific database to track the use of land in
conjunction with the 2010 sub-district allocations. This requirement resolved the monitoring
issue that was considered the largest obstacle in establishing a workable overlay. Other issues

with the original overlay, however, could not be resolved in a principled and satisfactory
manner. The 1994 Evaluation and Appraisal Report (EAR) included a proposal to remove the
overlay from the Lee Plan. Final Order No. AC-96-11 was issued on July 25, 1996. The Final

Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chapter 163, Part II, F.S., and Rule 9J-5,
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FAC. The Final Order required Lee County to rescind, and not make effective, all of the
amendments, which sought to delete the Year 2010 Overlay.

Lee County’s 1996 EAR Addendum Cycle induded a proposed replacement to the "Year
2010 Overlay." This amendment (PAM/T 96-13) proposed replacement of 115 sub-districts
with twenty community-based districts (Planning Communities). In comparison, the average

size of the 115 sub-districts was four thousand acres, while, the average size of the new
Planning Communities is twenty thousand acres. The increase in size allowed for increased
flexibility in the regulation. The acreage allocations for the Planning Communities only
regulate residential, commercial, and industrial uses. The time horizon of the allocations was

extended to the year 2020. The 2020 population forecast used for the allocations was also
reduced from the 797,288 as adopted in the EAR to the Bureau of Economic and Business
Research’s (BEBR) mid-range population projection of 602,000. This amendment to the Lee
Plan became effective on July 30, 1998.

Lee Plan Consistency
Following the adoption of the Planning Community Map and Allocation Table, planning
staff initiated a work program to further break down the residential, commercial, and

industrial needs of the unincorporated areas into the existing traffic analysis zone boundaries.
This allowed the County’s transportation needs model to be run using land use data
consistent with the adopted comprehensive plan. Since the planning community allocations

are monitored semi-annually, the base data used for the TAZ project included an additional 2
years of development data. Breaking down the allocations from the Planning Community to
the TAZ level with the aid of additional data gave the planning staff the opportunity to
monitor the accuracy of the original Table l(b) allocations. This table allocates residential

acres by Lee Plan future land use categories as well as planning communities. The TAZ
residential projections were also done by future land use categories. This analysis also

included an additional 2 years of zoning/planned development approval information, qhis
additional information allowed planning staff the opportunity to assess emerging
development patterns within the planning communities since the allocations had been

developed. The resulting TAZ projections were used to create the 2020 Finandally Feasible
Transportation Plan. The TAZ level information has been used in numerous planning studies.

Amendments to Table l(b) and Map 16
The Planning Community Map and Allocation Table (Map 16 and Table l(b)) were amended
during the 2000/2001 amendment cycle. The amendments to the map and table were

adopted January 10, 2002 by the BoCC and became effective March 27, 2002. This
amendment was initiated to address events that occurred following the adoption of the
original communities map and allocations. For example, in the spring of 2000, The
Metropolitan Planning Organization (MPO) adopted new Traffic Analysis Zone (TAZ)
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forecasts, two community planning efforts were initiated and more were antidpated due to
funding provided by the County for community plans, the City of Bonita Springs

incorporated, and the City of Fort Myers annexed land outside of the Fort Myers Planning
Community. The TAZ zonal data, which was overseen by planning staff, highlighted areas
of the County where the allocations were not in keeping with actual development. The fact

that residential uses are allocated to Future Land Use categories as well as the planning
community causes the residential allocations to require more frequent adjustments as
development occurs. Each of the Lee Plan FLUM categories allows a range of residential

densities and new development may deviate from the density assumptions used to develop
the acreage allocations. A second amendment to the allocation table was made to address an
oversite in the first amendment. This amendment impacted the Outlying Suburban

residential allocations in the Bayshore and Alva planning communities.

The amendments to the allocations did not alter the countywide accommodations of

residential (population), commercial, or industrial development.    These amendments
addressed shifts in development patterns that necessitated a re-allocation of residential

acreages between Planning Communities and Future Land Use Map (FLUM) categories.
Since FLUM categories assume different residential densities, to ensure the population
accommodation of the Lee Plan remained consistent with the adopted population projection,

the revised Table l(b) does not have the same county wide residential acreage allocation as
was originally adopted in 1998. Also, the Table l(b) is a regulatory tool for the
unincorporated portion of Lee County; therefore, the incorporation of Bonita Springs greatly
reduced the acreage allocations on Table l(b). This also reduced the County’s portion of the

projected 2020 population and a reduction in allocated residential acreage was required to
maintain the overall 2020 county population accommodation and ensure that the Lee Plan
elements remain internally consistent.

Planning efforts in the Fort Myers Shores Planning Community
The Fort Myers Shores Planning Community is an area of the County where development
interest has exceeded what was anticipated in 1997. The first amendment to the allocations
(PAM/T 99-20) recognized this shift and moved allocation from communities where

development patterns were less than originally estimated to the Fort Myers Shores Planning
Community. Subsequent to this amendment, the residents of the Fort Myers Shores
community organized and authored a community plan to address the changing conditions in
their community. The product of this "grass roots" effort was the Caloosahatchee Shores

Community Plan and was submitted to Lee County becoming CPA 2002-00004. This plan
amendment addressed the area east of 1-75 and north of the Orange River. The community
plan proposed changes to the future land use map within the Fort Myers Shores Planning

Community. One of the map changes was to reclassify 1,022 acres to Outlying Suburban
from the Rural (638 acres) and Suburban (384 acres) land use category. Final agreement on
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this proposed change occurred late in the amendment process and staff was unable to

complete the needed research and analysis to support a reallocation of residential acreage
within the planning community to accommodate the developments in the Outlying
Suburban category that were accommodated in the adopted residential allocations for the
Suburban and Rural categories.

Staff produced a memorandum to the Board of County Commissioners dated June 25, 2003
containing an estimated allocation need analysis for the Fort Myers Shores Planning
Community (attachment 2). At the October 23, 2003 public hearing, the BoCC approved a
motion directing staff to address the 2020 residential allocations in the Fort Myers Shores
Planning Community. Staff has continued to "fine tune" the planning inventory and

monitor development shifts in the area. No new development trends have emerged since the
research was conducted for the June 2003 memo. Zoning activity in the Fort Myers Shores
Planning Community since the analysis was conducted for the 2003 memo includes the

approval of three new residential planned developments, two in the Suburban land use
category and one in the Outlying Suburban land use category. In addition, there are three
residential planned developments currently being reviewed by staff, two in the Suburban
land use category and one in the Outlying Suburban land use category. Two of the
residential planned developments approved prior to the Calooshatchee Shores Community

Plan was adopted are currently under review for expansion. These projects are located in the
Outlying Suburban and Rural categories. Recent planned development activity in the Fort
Myers Shores Planning Community is consistent with the existing density trends. The

location of this activity reinforces the conclusion drawn by the Planning Division memo that
the development shift to this planning community is occurring in the area between the
Orange River and the Caloosahatchee River.

No new planned developments have been approved or applied for in the area south of the
Orange River east of 1-75. Two of the existing planned developments in this area have seen no
development activity since 1989. The Twin Lakes project was part of the 335 acre 2005
annexation into the City of Fort Myers. The Hyde Park RPD has been purchased by the Lee
County School District.

Proposed Changes
The review of the updated data for the Fort Myers Shores Planning Community has
supported the analysis in the 2003 memo. The changes to the Suburban, Outlying
Suburban, and Rural residential allocations required by development trends are consistent

with those presented in this memo. The Fort Myers Shores Planning Community also has
residential allocations for the Intensive Development, Central Urban, Urban Community, and
General Commercial Interchange future land use categories. Through refinement of the
inventory, one existing residential unit on Beautiful Island has been inventoried that had
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previously been overlooked. The upland portions of this island fit the definition of Outer
Island and it is recommended that one acre of residential be allocated to this category to
accommodate this use on Table l(b). The original analysis did not specify any changes to the
allocations for the Central Urban or General Interchange categories and this recommendation
has not changed. The two FLUM categories staff identified excess allocation were Intensive

Development and Urban Community. The memo in 2003 did list these areas as being
potential areas where over allocation may exist. In fact, the memo did specify that a cursory
review revealed that minimal acreage could be re-allocated at that time. However, this would
not cover the allocation need determined for the Outlying Suburban category.

The Intensive Development designation has been placed on properties along Palm Beach Blvd
and an area west of 1-75 north of Tice Street. There are only 2.5 vacant acres zoned residential
in the area along Palm Beach Blvd and the vacant area along 1-75 is zoned for commerdal

uses (C-2). Two acres of residential zoning in the Intensive Development category are located
at the Palm Beach Blvd/I-75 interchange. The current allocation will allow for an additional
81 acres of residential development. The original allocation of 89 acres was estimated to
accommodate 218 units, 65 of which exist today. To develop the remaining 153 units

substantial properties would need to be rezoned. Given that the last new unit built in the
Intensive Development FLUM category in the Fort Myers Shores Planning Community was
prior to 1990, it is dear the current allocation is too high and should be reduced to a more

reasonable expectation. It is not unreasonable to expect some infill specifically on the quarter
acre parcel with existing residential zoning. By reducing the Intensive Development
residential allocation from 89 acres to 9 acres, suffident allocation will remain to
accommodate the vacant parcel zoned residential and will allow the remaining antidpated

units (152 units) to be redistributed throughout the Fort Myers Shores Planning Community.

The Urban Community residential allocation will also accommodate development in excess of
currently anticipated growth. Based on the analysis of recent development trends, 86% of all

existing units in the Urban Community land use category in the Fort Myers Shores Planning
Community were built prior to the Year 2020 allocations being made in 1997. Of the 126
units built since the allocations were developed, most have been built in one of two mobile

home developments (zoned MH-1 and MHPD). These developments are both more than
50% developed. Planning Division research has determined that 58 acres remain
undeveloped in approved developments including conventionally zoned subdivisions and
planned developments.    Utilizing development patterns from approved planned

developments, staff has estimated that the remaining non-commercial un-platted properties
could generate 152 acres of residential development, equivalent to 407 units, in the Urban
Community area of the Fort Myer Shores Planning Community. Staff recommends, based

on the development activity in this area, that the Urban Community residential allocation be
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reduced to 449 acres. This will accommodate the completion of the approved subdivisions
and the development of a portion of the un-subdivided agricultural land or a mixture of both.

Pending Amendments
Staff is currently reviewing an application to re-designate 1,747 acres to the Outlying
Suburban category from the Suburban (79 acres) and Rural (1,648 acres) future land use

categories (CPA2004-00010). Staff has recommended denial of this amendment. If
approved, sufficient acreage should be reallocated to the Outlying Suburban residential
allocation to accommodate an appropriate amount of development in this area. This
amendment would designate the entire Hawk’s Haven project as Outlying Suburban.
PAM/T 99-20 included an increase in the Rural residential allocation to address the approval

of this project. At that time, staff and the applicant agreed that an additional 329 acres of
residential allocation to the Rural future land use category would be sufficient to
accommodate the immediate needs for this development. The applicant for this proposal has

submitted information showing no change in the size of the residentiai "footprint" of the
project. Therefore, this shift in allocation could be made at an acre-to-acre swap from Rural to
Outlying Suburban. The result of this change would be a Rural residential allocation of 454

acres and an Outlying Suburban residential allocation of 629 acres.

go CONCLUSIONS
Table l(b), The Planning Community Year 2020 Allocations, should be amended to reflect
amendments made to the Lee Plan Future Land Use Map recommended by the
Caloosahatchee Shores Community Plan. The proposed changes will maintain the current

population accommodation of the Fort Myers Shores Planning Community. The re-
allocation between future land use categories reflects development activity in the area that is
highlighted by the increased level of planned development zoning activity in the area

between the Orange River and the Caloosahatchee River. No recommended changes have
been proposed to the commercial or industrial allocations.

CQ STAFF RECOMMENDATION
Planning staff recommends the Board of County Commissioners transmit the proposed

amendment to table l(b). Staff recommends that the Table l(b) residential acreage
allocations be revised allocating 30 acres to Intensive Development, 208 acres to Central

Urban, 449 acres to Urban Community, 1,803 acres to Suburban, 300 acres to Outlying
Suburban, 7 acres to General Commercial Interchange, 783 acres to Rural and I acre to Outer
Islands.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. May 23, 2005

Ao LOCAL PLANNING AGENCY REVIEW
Staff made a brief presentation to outline the amendment followed by questions from the
LPA. The first question from the LPA was to darify that no allocation shift from another
Planning Community was being proposed. Secondly, staff was asked if the proposed

allocation would fully accommodate all of the development approvals currently granted in
the Planning Community. Staff confirmed that the proposed allocation will not support the
build out of all approved development, but that given time lags between approval and

certificates of occupancy being issued (the time the allocation is impacted) will allow suffident
flexibility as to not impede progress on these projects. Following questions from the LPA the
hearing was opened to public comment. One member of the public spoke on this

amendment. A representative of the Buckingham 320 project spoke in favor of the intent of
this amendment and urged the LPA to keep this amendment moving through the system
while still allowing the speaker to work with staff to ensure that sufficient acreage is available
to meet the needs of the developer’s intentions. The LPA then asked staff if they planned to

continue to work with the development community on this issue.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

o

RECOMMENDATION: The Local Planning Agency recommends that the Board of
County Commissioners transmit the proposed amendment to the Florida Department of
Community Affairs.

BASIS AND RECOMMENDED FINDINGS OF FACT: The Local Planning Agency
recommends that the Board of County Commissioners transmit the proposed amendment

to the Florida Department of Community Affairs.
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C. VOTE:

NOEL ANDRESS

MATT BIXLER

DEREK BURR

RONALD INGE

RAYMOND SCHUMANN, ESQ

CARLETON RYFFEL

FRED W. SCHILFFARTH

KATHY BABCOCK

Aye

Aye

Absent

Aye

Absent

Aye

Absent

Absent
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PART IV - BOARD OF COUNTY COMMISSIONERS

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

Ao

DATE OF TRANSMITTAL HEARING: |une 1, 2005

BOARD REVIEW: Staff presented a brief review of this amendment and informed the

board that there was a revision to Table l(b) to correct a scrivener error on the table included

with the original staff report. The board had no questions regarding this amendment.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board of County Commissioners voted to transmit the proposed

plan amendment to the Department of Community Affairs.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The BoCC accepted the

findings of fact advanced by staff and the LPA.

C. VOTE:

JOHN ALBION Aye

TAMMY HALL Aye

BOB JANES Aye

RAY JUDAH Absent

DOUG ST. CERNY Aye
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS

OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS:

B. STAFF RESPONSE:
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

D. BOARD REVIEW:

E. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

F. VOTE:

JOHN ALBION

TAMMY HALL

BOB JANES

RAY JUDAH

DOUG ST. CERNY
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CPA2004-15

Table l(b)

Planning Community Year 2020 Allocations

Lee County
Future Land Use Category

Totals

Intensive Development 1,573
Central Urban 9,766

Urban Community 13,526

Suburban 17,251

~
Outlying Suburban 5,231

~ Industrial 96

Public Facilities 2
~ University Community 860

~ Industrial Interchange

~ General Interchange 53

~ General Commercial Interchange 14

~ Industrial Commercial Interchange
¯ 1~ University Village Interchange

~,~ Mixed Use Interchange
~ New Community 1,644

5~ Tradeport 9
~ Airport

"~ Rural 9,760
~ Rural Community Preserve 3,046

Outer Island 216

Open Lands 2,091

Density Reduction/Groundwater Resource 5,544

Wetlands

Unincorporated County Total Residential 70,682

Commercial 9,717

lndus~ial 6,702

Alva

519

15

1,419

5

175

40

Bonita
Boca Grande Springs

437

2,173 438

46 56

26 14

Fort Myers Shores Burnt Store Cape Coral Captiva
Adopted Proposed
go 80 27

6~ 44.._~9

30_.Q     20 2 435

Fort Myers

297

545

206

48

Fort Myers Gateway/ Daniels
Beach Airport Parkway

18

7

360 1,284

9

~ 78_..~3     633 184

1,352

111 1,255

172

588

94

1,241 29 608 1,640 1,516

26 17 112 153 824

26 733 3,096~94    39_~1     5

47

2,656

398

10

Pubtic 60400 K587 537

Active AG 34,765 6,098

Passive AG 69,897 14,633

Conservation 80613 296

Vacant

Total

44,753

377,529

2,236

1,525

30,324

2

~ 1.724 1,193

624~ 62.._fl0

4744~ 4.375 6,987

~ 1.125 3,672

~ 33 1,569

6 1,981 750

279

10 631

1,347     1,006

25 5 495

6,136 1,854

569 254

3,580 575

3,482 1,918

792 578

119,99518,243
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Future Land Use Category

Intensive Development

Central Urban

Urban Community

Suburban

Outlying Suburban

Industrial

Public Facilities

University Community

Industrial Interchange

General Interchange

General Commercial Interchange

Industrial CommercialInterchange

University Village Interchange

Mixed Use Interchange

New Community

Tradeport

A~rpo~

Rural Community Preserve

Outer Island

Open Lands

Density Reduction/Groundwater Resource

Wetlands

Unincorporated County Total Residential

Commercial

Industrial

Public

Active AG

Passive AG

Conservation

CPA2004-15

Table l(b)

Planning Community Year 2020 Allocations

lona/ South Fort
San Carlos Sanlbel Pine Island Lehigh Acres

McGregor Myers
Southeast Lee North Fort

County Myers

704 5

462 15 2,778 3,052

697 930 920 526 8,037

2,471 2,250 1,217 636

396 466

7 13 10

371

2,498

5,293

610

860

15 9

160 1,129 10 702 383

1 37

4,034 4,228 5,629 2,799

782 1,613 1,849 165

298 350

2,970 1,085

90

8,879 3,283

723 64

45

3,573

11,099 4,290 K209

452 31 1,158

216 55 209

Buckingham Estero Bayshore

51 327

1,572

49 837 749

15 12

57 900 1,251

3,046

1,236

1,837

3,203 3,651 5,085

18 1,399 104

5 87 3

2,114 4,708 1,462

411 833 1,321

3,867 90 4,393

359 3,626 798

1,278 5,794 1,310

11,255120,188114,476

Vacant

Total

1,912 11

18,875

3,394 1,722 13,738 7,700 2,015

10,660

128

690

12,413

2,313

960

13,703    1,455

4,577    19,561

26,303 46,521

21,066 381

21,110 4,113

30,882 1,293

321 4,242

85,455122,620I
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DIVISION OF PLANNING ...... LEE COU-NTY
MEMORANDUM SOUTHWE ST FLORIDA

to:

from:

subject:

Lee County Board of County Commissioners

Rick Burris, Principal Planner

CPA2002-04, Caloosahathee Shores Community Plan
Assessment of Residential Allocations

date: June 25, 2003

The Caloosahatchee Shores Community Plan includes a proposal to re-designate a portion of the
area within the plan boundaries from Suburban and Rural to Outlying Suburban. If approved, this
change creates the first area of land designated Outlying Suburban within the Fort Myers Shores
Planning Community. Ckm’ently, no residential allocation has been made for this future land use
classification in the Fort Myers Shores Planning Community. If this proposed future land use map
change is adopted, Planning Staff recommends that a residential allocation of 300 acres be made on
Table l(b) in the Outlying Suburban category to accommodate anticipated future residential
development. To maintain the existing residential accommodation of the Lee Plan Future Land Use
Map, staff recommends a reduction of the residential allocation for the Intensive Development,
Urban Community category. Staff has calculated that 44 acres of residential allocation from the
Intensive Development category and 41 acres of residential from the Urban corranunity category
could be re-allocated to the Outlying Suburban residential allocation without adversely impacting
development in these areas. Staff’s research has not shown that current development trends in the
Fort Myers Shores Planning Community on properties within these two land use categories are
substantially different than those in the Outlying Suburban category countywide. At this time, staff
can only propose that these acreages be re-allocated at an acre to acre transfer. Therefore, there is
a difference of 215 acres between staff’s projected allocation need in the Outlying Suburban
allocation and the potential allocation reductions that staff has identified as appropriate. Between
the transmittal hearing and the adoption heating, staff proposes that a closer look at this allocation
transfer be made to determine where this difference can be corrected.

OUTLYING SUBURBAN ALLOCATION NEED
There is one approved planned development and one proposed planned development in the area to
be reclassified as Outlying Suburban. Buckingham 320 is an approved planned development of
325 acres and 640 units. The pending project is the 75 acres tract of land known as Buckingham
Gardens seeking approval of 300 multi- family units.

Staff initially calculated the allocation demand for these projects based on a methodology that
analyzed the total project size. An analysis of all Lee County planned developments approved in
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areas designated Outlying Suburban shows that, on average, 46% of the project’s land area
dedicated to residential uses that will draw down the residential allocation on Table l(b). Likewise,
a review of developed/actively developing projects indicates that uses that have drawn down the
residential allocation on Table l(b) account for 41% of the acreage in those developments. Of the
two analysis’, the second calculation reflects the actual impact on the allocation table. Applying the
results of this analysis to the 2 developments located in the area to be re-designated to the Outlying
Suburban category indicates a needed residential allocation between 164 and 184 acres (325 acres
+ 75 acres = 400 acres x 41% - 46% = 164 - 184 acres).

A second method to determine the appropriate residential allocation is to consider
potential/proposed units and the assumed net acreage per unit figure. County wide, developments
in the Outlying Suburban category have been approved/developed at a net density of 5 units per
acre. Staff cautions that this calculation not be confused with the Lee Plan maximum density figures
which are based on gross acres.

Densities specified in this plan are gross residential densities. For the purpose of
calculating gross residential density, the total acreage of a development includes those
lands to be used for residential uses, and includes land within the development proposed
to be used for streets and street rights of way, utility rights-of-way, public and private
parks, recreation and open space, schools, community centers, and facilities such as
police, fire and emergency services, sewage and water, drainage, and existing man-made
water bodies contained within the residential development. (Lee Plan Glossary XII-2)

Residential allocations and the existing inventory are based on "net densities" which exclude lands
used for streets and street rights of way, utility fights-of-way, public and private parks, recreation
and open space, schools, community centers, and facilities such as police, fire and emergency
services, sewage and water, drainage, and existing man-made water bodies contained within the
residential development.

Based on these trends, the two proposed developments that are located in the area to be
designated OS would require 188 acres of residential allocation. (940 units/5 = 188) Given the
increased development activity/interest in this area of the Fort Myers Shores Planning Community,
staff proposes to allocate sufficient acreage for both of these areas.

The proposed acreage to be re-designated to Outlying Suburban is 1,021 acres (of that, 637 acres
are currently designated as Rural and 384 are designated as Suburban). Although the amount of
Suburban and Rural designated lands will be reduced by this re-designation to Outlying Suburban,
staff’s analysis of development patterns shows that there has been an increase in development
interest in these areas and the allocations should be modified to reflect this market change. (See
Below) To accommodate some additional development beyond what has been approved and
requested, staff recommends that the total Outlying Suburban residential allocation in the Fort
Myers Shores Community be 300 acres. This allocation would accommodate development of 65%
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to 75% of the entire area if these developments followed the development patterns of other projects
in the Outlying Suburban areas of Lee County. Staff also estimates that this allocation would
accommodate 1,500 units. This allocation would be for the entire area designated Outlying
Suburban within the Fort Myers Shores Planning Commtmity and not specifically tied to any one
development.

ALLOCATION TRANSFER
In order to maintain the current population accommodation of the Lee Plan Future Land Use Map
(FLUM), it will be necessary to reduce one of the other allocations on Table l(b). Generally, staff
attempts to maintain lhe balance of the allocation table by "shifting" within one planning community
between FLUM categories. The logical shift for this proposal would be to reduce the residential
allocations made for Suburban and Rural residential. Staff has analyzed these areas of the Fort
Myers Shores and concluded that reducing the allocation for residential uses is not recommended.

SUBURBAN
The current Suburban allocation for residential uses is 1,803 acres and the existing inventory of
residential uses in this area is 1,266 acres. Therefore, only 537 acres of the allocation remain vacant
and available for furore development. This allocation will be significantly impacted by development
in the area north of SR 80 and the Verandah. There are existing/undeveloped residential approvals
for 516 acres of residential uses in planned developments and 220 acres of vacant lots in existing
conventionally zoned subdivisions. While staff does not anticipate the area will build out prior to the
next major evaluation of the overlay allocations, there does not appear to be excess residential
allocation in the suburban category in the Fort Myers Shores Planning Community.

RURAL
The current Rural allocation for residential uses is 783 acres and the existing inventory of residential
uses in this area is 322 acres. Therefore, only 461 acres of the allocation remain vacant and
available for future development. This allocation will be significantly impacted by development in the
planned Hawk’s Haven project. This residential component of this development in addition to the
remaining vacant land in existing platted subdivisions is approximately 550 acres. While staff does
not anticipate the area will build out prior to the next major evaluation of the overlay allocations,
there does not appear to be excess residential allocation in the Rural category in the Fort Myers
Shores Planning Community

CENTRAL URBAN & GENERAL INTERCHANGE
Staff next evaluated the remaining categories within the Fort Myers Shores Planning community and
concluded that there was no potential transfer from the Central Urban or General Interchange
allocations. The General Interchange allocation only accommodates the existing residential uses and
the Central Urban allocation would be exceeded if all of the existing vacant residentially zoned lots
in the area are developed. Given that this accounts for only 11 acres of residential use, staff does
not recommend refining this allocation.
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INTENSIVE DEVELOPMENT
The current Intensive Development allocation for residential uses is 89 acres and the existing
inventory of residential uses in this area is 31 acres. Therefore, 58 acres (65%) of the allocation
remain vacant and available for future development. This allocation was made to accommodate
residential uses along SR 80 between the city limits and 1-75. Currently there are less than 3 vacant
acres zoned for residential uses and 23 vacant acres zoned commercial but with categories that
allow residential (26 total acres) remaining in this area. Given the configuration of the commercially
zoned lots, staff does not anticipate much of this property will be developed with residential uses.
Most of the lots in question front on Palm Beach Blvd or are in the Lexington Commerce Center
located adjacent to 1-75 between Tice St. and Palm Beach Blvd. Staff recommends that this
allocation be reduced to 45 acres which will accommodate all of the infill residentially zoned
property and retain some potential for mixed use projects that contain a residential component. The
original allocation methodology assumed the residential density for the Intensive Development
category in the Fort Myers Shores Planning Community would be the same as other areas in the
planning community. Therefore, this acreage transfer should not be adjusted to address density
differences.

URBAN COMMUNITY
The area of the Fort Myers Shores Community that is designated Urban Community is clearly an
area that was anticipated to intensify over the life of the Lee Plan. Existing development trends
show that this is occurring in the area. There are currently 1,500 _-. lots consisting of 1,300±
acres in this area of the planning community. Over 90% of the numbers of lots are zoned with a
non-ag zoning category; however, less than 55% of the land area is zoned non-ag. The current
Urban Community allocation for residential uses is 633 acres and the existing inventory of residential
uses in this area is 274 acres. Therefore, only 359 acres of the allocation remain vacant and
available for future development. There are currently less than 100 acres of vacant land platted for
residential uses in this area. There are a total of 575 acres of property in this area that remain
vacant or are in passive agricultural uses. This equates to 475 acres of land not committed to an
existing development. Staff’s research of planned development approvals in the Urban Community
FLUM category show that residential uses (those uses that would "draw down" the residential
allocations) account for 46% of these approvals. Applying this average to the available acreage
listed above generates and anticipated residential acreage of 218 acres. Adding this figure to the
currently committed acreage figure shows the built out residential acreage in the Urban Community
Future Land Use Category in the Fort Myers Shores Planning Community to be 318 acres.
Therefore, the current allocation exceeds the build out need by 41 acres. Staff recommends that the
Urban Community residential allocation be reduced by 41 acres to 592 acres and that the 41 acres
be re-allocated to the Outlying Suburban residential allocation. The original allocation methodology
for the land use allocations assumed the residential density for the Urban Community area in the
Fort Myers Shores Planning Community are consistent with those in existing developments county
wide in the Outlying Suburban land use category. Therefore, this acreage transfer should not be
adjusted to address density differences.

cc: Planning File
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Board of County Commissioners Hearing for
Transmittal

Staff Response to the DCA Objections,
Recommendations, and Comments (ORC) Report

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: May 19, 2005

PART I - BACKGROUND AND STAFF RECOMMENDATION

SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:

LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DIVISION OF PLANNING

REQUEST:
Amend Table l(b), Planning Community Year 2020 Allocations, by revising the residential

allocations for the Fort Myers Shores Planning Community.
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go STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION:

Planning staff recommends the Board of County Commissioners transmit the proposed
amendment to table l(b). Staff recommends that the Table l(b) residential acreage
allocations be revised allocating 30 acres to Intensive Development, 208 acres to Central

Urban, 449 acres to Urban Community, 1,803 acres to Suburban, 300 acres to Outlying
Suburban, 7 acres to General Commercial Interchange, 783 acres to Rural and 1 acre to
Outer Islands. (See Attachment 1)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
No change in the overall county accommodation is proposed.

¯ Changes in conditions have occurred that warrant revisiting the residential acreage
allocations in the Fort Myers Shores Planning Community.

¯ This amendment will only impact the Fort Myers Shores Planning Community.
¯ CPA2002-00004 designated land from Suburban and Rural to Outlying Suburban.
¯ No residential allocation exists on Table l(b) in the Fort Myers Shores Planning

Community for the Outlying Suburban FLUM category.
¯ At the October 23, 2003 public hearing, the BoCC approved a motion directing staff to

address the 2020 residential allocations in the Fort Myers Shores Planning Community.
¯ No development orders may be issued in the Outlying Suburban portion of the Fort

Myers Shores Planning Community until a residential allocation is established.
¯ Since 1997 six new planned development projects with residential uses have been

approved in the Fort Myers Shores Planning Community.
¯ There are currently six pending planned development cases involving residential uses (3

new/3 amendments) in the Fort Myers Shores Planning Community.
¯ All planned development applications for residential uses since the adoption of the

planning community allocations have been in the Suburban, Rural and now Outlying

Suburban areas of the Fort Myers Shores Planning Community.
¯ Proposed development patterns in the Suburban, Outlying Suburban, and Rural area

of the Fort Myers Shores Planning Community are at a net density between 2.5 and 4
units per acre.

¯ There are 564 acres of approved residential uses in the Fort Myers Shores Planning
Community in the area designated Outlying Suburban

¯ The current residential allocation is anticipated to accommodate 10,232 residential units
in the Fort Myers Shores Planning Community

BACKGROUND INFORMATION
In 2002, with the adoption of the Caloosahatchee Shores Community Plan, 1,022 acres were
reclassified to Outlying Suburban within the Fort Myers Shores Planning Community. This

amendment reduced the number of acres in the Rural land use category by 638 acres and the
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number of acres in the Suburban land use category by 384 acres. This area is largely
undeveloped today with the majority of the land being dassified in the Planning Division
Existing Land Use Inventory as agriculture (916 acres) and vacant (79 acres). Additionally,

most of the property designated Outlying Suburban is either within an approved planned
development or a planned development currently under review by the County. Less than 100
acres in the Outlying Suburban category are not within one of these planned developments.
In 1997 when the Fort Myers Shores Planning Community was created, no areas within this
community were designated Outlying Suburban. After adopting the Caloosahatchee Shores
Community Plan and amendments recommended in the plan (CPA2002-00004), the Lee

County Board of County Commissioners voted to direct planning staff to revisit the
residential allocations in the Fort Myers Shores Planning Community to address the lands
placed into the Outlying Suburban designation and development trends pursuant to
recommendations from a Planning Division memorandum (attachment 2).

The Fort Myers Shores residential acreage allocation table (Lee Plan Table l(b)), established

by PAM/T 96-13 (effective July 30, 1998), ~as amended by PAM/T 99-20 to recognize
"market shifts" and changes in development patterns that had occurred since the analysis
was completed in 1997. This amendment, adopted January 10, 2002 and effective March 27,
2002, also addressed issues such as the creation of two new planning communities and the

incorporation of the City of Bonita Springs. PAM/T 99-20 did not alter the countywide
allocation accommodation of the Lee Plan.
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PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Origin of Lee Plan Table l(b) (Planning Community Allocations) and Map 16
The Planning Community Allocations were adopted into the Lee Plan in the 1996 Lee Plan

EAR Addendum cycle. The creation of this table and map was the topic of PAM/T 96-13,
which addressed the need to replace the original "Year 2010 Overlay." The 2010 Overlay
was a result of the 1989 Settlement Agreement between Lee County and the Department of
Community Affairs (DCA). This agreement required the County to amend the Future Land

Use Map Series by designating the proposed distribution, extent, and location of the
generalized land uses required by Rule 9J-5.006(4)(a)l.-9 for the year 2010. This was
accomplished by creating 115 sub-districts, generally nesting within the existing adopted
Planning Districts and allocating, within each sub-district, the projected acreage totals for
each generalized land use needed to accommodate the projected 2010 population. Policies

added to the plan provided that no development approvals would be issued in a sub-district
that would cause the allocated acreage for that land use category to be exceeded. The Overlay
was a device designed to reconcile the population accommodation capacity of the Future
Land Use Map (estimated to be 70 years in 1989) with the 20-year time frame in the text of
the element. It was also designed to provide more certainty to the extent and location of future
commercial and industrial development.

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory. There was a lack
of a reliable existing land use database to monitor the use of land, which drew down the
available acres in each sub-district. Finally, there was difficulty in explaining the concept and

regulatory nature of the overlay to the public. A major effort was directed to resolve these
problems. The Sheridan vs. Lee County Final Order required an amendment to the Lee Plan
affecting the implementation of the "Year 2010 Overlay." Prior to this final order, the
overlay was implemented at the building permit stage. The final order required all

development order approvals to be consistent with the overlay. This amendment also
required the Planning Division to create a parcel specific database to track the use of land in
conjunction with the 2010 sub-district allocations. This requirement resolved the monitoring

issue that was considered the largest obstacle in establishing a workable overlay. Other issues
with the original overlay, however, could not be resolved in a principled and satisfactory
manner. The 1994 Evaluation and Appraisal Report (EAR) included a proposal to remove the

overlay from the Lee Plan. Final Order No. AC-96-11 was issued on July 25, 1996. The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chapter 163, Part II, F.S., and Rule 9J-5,
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FAC. The Final Order required Lee County to rescind, and not make effective, all of the
amendments, which sought to delete the Year 2010 Overlay.

Lee County’s 1996 EAR Addendum Cycle included a proposed replacement to the ’~’ear
2010 Overlay." This amendment (PAM/T 96-13) proposed replacement of 115 sub-districts
with twenty community-based districts (Planning Communities). In comparison, the average
size of the 115 sub-districts was four thousand acres, while, the average size of the new
Planning Communities is twenty thousand acres. The increase in size allowed for increased

flexibility in the regulation. The acreage allocations for the Planning Communities only
regulate residential, commercial, and industrial uses. The time horizon of the allocations was
extended to the year 2020. The 2020 population forecast used for the allocations was also
reduced from the 797,288 as adopted in the EAR to the Bureau of Economic and Business

Research’s (BEBR) mid-range population projection of 602,000. This amendment to the Lee
Plan became effective on July 30, 1998.

Lee Plan Consistency
Following the adoption of the Planning Community Map and Allocation Table, planning

staff initiated a work program to further break down the residential, commercial, and
industrial needs of the unincorporated areas into the existing traffic analysis zone boundaries.
This allowed the County’s transportation needs model to be run using land use data
consistent with the adopted comprehensive plan. Since the planning community allocations
are monitored semi-annually, the base data used for the TAZ project included an additional 2

years of development data. Breaking down the allocations from the Planning Community to
the TAZ level with the aid of additional data gave the planning staff the opportunity to
monitor the accuracy of the original Table l(b) allocations. This table allocates residential
acres by Lee Plan future land use categories as well as planning communities. The TAZ

residential projections were also done by future land use categories. This analysis also
included an additional 2 years of zoning/planned development approval information. This
additional information allowed planning staff the opportunity to assess emerging
development pattems within the planning communities since the allocations had been
developed. The resulting TAZ projections were used to create the 2020 Financially Feasible

Transportation Plan. The TAZ level information has been used in numerous planning studies.

Amendments to Table l(b) and Map 16
The Planning Community Map and Allocation Table (Map 16 and Table l(b)) were amended
during the 2000/2001 amendment cycle. The amendments to the map and table were

adopted January 10, 2002 by the BoCC and became effective March 27, 2002. This
amendment was initiated to address events that occurred following the adoption of the
original communities map and allocations. For example, in the spring, of 2000, The

Metropolitan Planning Organization (MPO) adopted new Traffic Analysis Zone (TAZ)
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forecasts, two community planning efforts were initiated and more were anticipated due to
funding provided by the County for community plans, the City of Bonita Springs

incorporated, and the City of Fort Myers annexed land outside of the Fort Myers Planning
Community. The TAZ zonal data, which was overseen by planning staff, highlighted areas
of the County where the allocations were not in keeping with actual development. The fact
that residential uses are allocated to Future Land Use categories as well as the planning
community causes the residential allocations to require more frequent adjustments as
development occurs. Each of the Lee Plan FLUM categories allows a range of residential
densities and new development may deviate from the density assumptions used to develop
the acreage allocations. A second amendment to the allocation table was made to address an

oversite in the first amendment. This amendment impacted the Outlying Suburban
residential allocations in the Bayshore and Alva planning communities.

The amendments to the allocations did not alter the countywide accommodations of
residential (population), commercial, or industrial development.    These amendments

addressed shifts in development patterns that necessitated a re-allocation of residential
acreages between Planning Communities and Future Land Use Map (FLUM) categories.
Since FLUM categories assume different residential densities, to ensure the population
accommodation of the Lee Plan remained consistent with the adopted population projection,

the revised Table l(b) does not have the same county wide residential acreage allocation as
was originally adopted in 1998. Also, the Table l(b) is a regulatory tool for the
unincorporated portion of Lee County; therefore, the incorporation of Bonita Springs greatly
reduced the acreage allocations on Table l(b). This also reduced the County’s portion of the
projected 2020 population and a reduction in allocated residential acreage was required to
maintain the overall 2020 county population accommodation and ensure that the Lee Plan

elements remain internally consistent.

Planning efforts in the Fort Myers Shores Planning Community
The Fort Myers Shores I~anning Community is an area of the County where development
interest has exceeded what was anticipated in 1997. The first amendment to the allocations

(PAM/T 99-20) recognized this shift and moved allocation from communities where
development pattems were less than originally estimated to the Fort Myers Shores Planning
Community. Subsequent to this amendment, the residents of the Fort Myers Shores

community organized and authored a community plan to address the changing conditions in
their community. The product of this "grass roots" effort was the Caloosahatchee Shores

Community Plan and was submitted to Lee County becoming CPA 2002-00004. This plan
amendment addressed the area east of 1-75 and north of the Orange River. The community
plan proposed changes to the future land use map within the Fort Myers Shores Planning

Community. One of the map changes was to reclassify 1,022 acres to outlying Suburban
from the Rural (638 acres) and Suburban (384 acres) land use category. Final agreement on
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this proposed change occurred late in the amendment process and staff was unable to
complete the needed research and analysis to support a reallocation of residential acreage

within the planning community to accommodate the developments in the Outlying
Suburban category that were accommodated in the adopted residential allocations for the
Suburban and Rural categories.

Staff produced a memorandum to the Board of County Commissioners dated June 25, 2003

containing an estimated allocation need analysis for the Fort Myers Shores Planning
Community (attachment 2). At the October 23, 2003 public hearing, the BoCC approved a
motion directing staff to address the 2020 residential allocations in the Fort Myers Shores
Planning Community. Staff has continued to "fine tune" the planning inventory and

monitor development shifts in the area. No new development trends have emerged since the
research was conducted for the June 2003 memo. Zoning activity in the Fort Myers Shores
Planning Community since the analysis was conducted for the 2003 memo includes the
approval of three new residential planned developments, two in the Suburban land use
category and one in the Outlying Suburban land use category. In addition, there are three

residential planned developments currently being reviewed by staff, two in the Suburban
land use category and one in the Outlying Suburban land use category. Two of the
residential planned developments approved prior to the Calooshatchee Shores Community
Plan was adopted are currently under review for expansion. These projects are located in the
Outlying Suburban and Rural categories. Recent planned development activity in the Fort
Myers Shores Planning Community is consistent with the existing density trends. The

location of this activity reinforces the conclusion drawn by the Planning Division memo that
the development shift to this planning community is occurring in the area between the
Orange River and the Caloosahatchee River.

No new planned developments have been approved or applied for in the area south of the
Orange River east of 1-75. Two of the existing planned developments in this area have seen no
development activity since 1989. The Twin Lakes project was part of the 335 acre 2005
annexation into the City of Fort Myers. The Hyde Park RPD has been purchased by the Lee
County School District.

Proposed Changes
The review of the updated data for the Fort Myers Shores Planning Community has
supported the analysis in the 2003 memo. The changes to the Suburban, Outlying
Suburban, and Rural residential allocations required by development trends are (Dnsistent

with those presented in this memo. The Fort Myers Shores Planning Community also has
residential allocations for the Intensive Development, Central Urban, Urban Community, and
General Commercial Interchange future land use categories. Through ~efinement of the

inventory, one existing residential unit on Beautiful Island has been inventoried that had
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previously been overlooked. The upland portions of this island fit the definition of Outer
Island and it is recommended that one acre of residential be allocated to this category to

accommodate this use on Table l(b). The original analysis did not specify any changes to the
allocations for the Central Urban or General Interchange categories and this recommendation
has not changed. The two FLUM categories staff identified excess allocation were Intensive
Development and Urban Community. The memo in 2003 did list these areas as being

potential areas where over allocation may exist. In fact, the memo did specify that a cursory
review revealed that minimal acreage could be re-allocated at that time. However, this would

not cover the allocation need determined for the Outlying Suburban category.

The Intensive Development designation has been placed on properties along Palm Beach Blvd
and an area west of 1-75 north of Tice Street. There are only 2.5 vacant acres zoned residential

in the area along Palm Beach Blvd and the vacant area along 1-75 is zoned for commercial
uses (C-2). Two acres of residential zoning in the Intensive Development category are located
at the Palm Beach Blvd/I-75 interchange. The current allocation will allow for an additional
81 acres of residential development. The original allocation of 89 acres was estimated to
accommodate 218 units, 65 of which exist today. To develop the remaining 153 units
substantial properties would need to be rezoned. Given that the last new unit built in the

Intensive Development FLUM category in the Fort Myers Shores Planning Community was
prior to 1990, it is clear the current allocation is too high and should be reduced to a more
reasonable expectation. It is not unreasonable to expect some infill specifically on the quarter
acre parcel with existing residential zoning. By reducing the Intensive Development
residential allocation from 89 acres to 9 acres, suffident allocation will remain to

accommodate the vacant parcel zoned residential and will allow the remaining anticipated
units (152 units) to be redistributed throughout the Fort Myers Shores Planning Community.

The Urban Community residential allocation will also accommodate development in excess of
currently antidpated growth. Based on the analysis of recent development trends, 86% of all

existing units in the Urban Community land use category in the Fort Myers Shores Planning
Community were built prior to the Year 2020 allocations being made in 1997. Of the 126
units built since the allocations were developed, most have been built in one of two mobile
home developments (zoned MH-1 and MHPD). These developments are both more than

50% developed. Planning Division research has determined that 58 acres remain
undeveloped in approved developments induding conventionally zoned subdivisions and
planned developments.    Utilizing development patterns from approved planned

developments, staff has estimated that the remaining non-commerdal un-platted properties
could generate 152 acres of residential development, equivalent to 407 units, in the Urban

Community area of the Fort Myer Shores Planning Community. Staff recommends, based
on the development activity in this area, that the Urban Community residential allocation be
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reduced to 449 acres. This will accommodate the completion of the approved subdivisions
and the development of a portion of the un-subdivided agricultural land or a mixture of both.

Pending Amendments
Staff is currently reviewing an application to re-designate 1,747 acres to the Outlying
Suburban category from the Suburban (79 acres) and Rural (1,648 acres) future land use
categories (CPA2004-00010). Staff has recommended denial of this amendment. If
approved, sufficient acreage should be reallocated to the Outlying Suburban residential

allocation to accommodate an appropriate amount of development in this area. This
amendment would designate the entire Hawk’s Haven project as Outlying Suburban.
PAM/T 99-20 included an increase in the Rural residential allocation to address the approval

of this project. At that lime, staff and the applicant agreed that an additional 329 acres of
residential allocation to the Rural future land use category would be sufficient to
accommodate the immediate needs for this development. The applicant for this proposal has
submitted information showing no change in the size of the residential "footprint" of the
project. Therefore, this shift in allocation could be made at an acre-to-acre swap from Rural to
Outlying Suburban. The result of this change would be a Rural residential allocation of 454
acres and an Outlying Suburban residential allocation of 629 acres.

go CONCLUSIONS
Table l(b), The Planning Community Year 2020 Allocations, should be amended to reflect
amendments made to the Lee Plan Future Land Use Map recommended by the

Caloosahatchee Shores Community Plan. The proposed changes will maintain the current
population accommodation of the Fort Myers Shores Planning Community. The re-

allocation between future land use categories reflects development activity in the area that is
highlighted by the increased level of planned development zoning activity in the area
between the Orange River and the Caloosahatchee River. No recommended changes have
been proposed to the commercial or industrial allocations.

STAFF RECOMMENDATION
Planning staff recommends the Board of County Commissioners transmit the proposed

amendment to table l(b). Staff recommends that the Table l(b) residential acreage
allocations be revised allocating 30 acres to Intensive Development, 208 acres to Central

Urban, 449 acres to Urban Community, 1,803 acres to Suburban, 300 acres to Outlying
Suburban, 7 acres to General Commerdal Interchange, 783 acres to Rural and I acre to Outer
Islands.
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PART III - LOCAL PLANNING AGENCY

REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. May 23, 2005

A. LOCAL PLANNING AGENCY REVIEW

LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS

SUMMARY

1. RECOMMENDATION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

NOEL ANDRESS

MATT BIXLER

DEREK BURR

RONALD INGE

RAYMOND SCHUMANN, ESQ

CARLETON RYFFELL

FRED W. SCHILFFARTH

KATHY BABCOCK

OF FACT
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PART IV - BOARD OF COUNTY COMMISSIONERS

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: |une 1, 2005

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

JOHN ALBION

TAMMY HALL

BOB JANES

RAY JUDAH

DOUG ST. CERNY

STAFF REPORT FOR
CPA2004-15

May 19, 2005
Page 11 of 13



PART V - DEPARTMENT OF COMMUNITY AFFAIRS

OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS:

B. STAFF RESPONSE:
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PART VI - BOARD OF COUNTY COMMISSIONERS

HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

D. BOARD REVIEW:

E. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

F. VOTE:

JOHN ALBION

TAMMY HALL

BOB JANES

RAY JUDAH

DOUG ST. CERNY
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Table l(b)

Planning Community Year 2020 Allocations

Future Land Use Category Lee County
Totals

Intensive Development 1,573

Central Urban 9,766

Urban Community 13,526

Suburban 17,251

Outlying Suburban 5,231

Industrial 96

Public Facilities 2

University Community 860

Industrial Interchange

General Interchange 53

General Commercial 14Interchange

Industrial Commercial Interchange

University Village Interchange

Mixed Use Interchange

1,644

9

New Community

Tradeport

~ Alcoa

"~ Rural 9,760

~ Rural Community Preserve 3,046

Outer Island 215

Open Lands 2,092

Density Reduction/Groundwater Resource 5,544

Wetlands

Unincorporated County Total Residential 70,682

Commercial 9,717

Industrial 6,702

Bonita
Alva Boca Grande

Springs

519 437

15

1

1,419

5

175

4O

2,173 438

46 56

26 14

Public

Active AG 34,765 6,098

Passive AG 69,897

Conservation 80,613

60,400 3,587 537

Vacant

Total

44,753

377,529

14,633

2,236 296

1,525 2

30,324
I 1,343[

Fur~ Myers Shores

Adopted Proposed

g¢ 8o

2498 20~3
6gg 44~9

Burnt Store Cape Coral Captiva

27

20 2 435

1

Fort Myers Gateway/ Daniels
Fort Myers

Beach Airport Parkway

297

545

2O6

1,352

48 18

2

360 1,284

9

184 111 1,255

7

ggg 78~3 633

172

_1     588 47

94

-2-5�

47G24 1,724 1,I93

62-0 62___Q

~ 4.375 6,987
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Table l(b)

Planning Community Year 2020 Allocations

lona/ South Fort
San Carlos Sanlbel Pine Island Lehigh Acres

McGregor Myers
Future Land Use Category

North Fort
Buckingham Estero

Myers

Intensive Development 704 5 371

Central Urban 462 15 2,778 3,052 2,498

Urban Community 697 930 920 526 8,037 51 327

Suburban 2,471 2,250 1,217 636 5,293 1,572

Outlying Suburban 396 466 610 49 837

Industrial 7 13 10

Public Facilities

Bayshore

749

Univemity Community 860

Industrial Interchange

General Interchange 9 15 12

General Commercial Interchange

Industrial Commercial Interchange

University Village Interchange

Mixed Use Interchange

New Community

Tradeport

Rural 160 1,129 10 383 57 900 1,251

Rural Community Preserve 3,046

Outer Island 1 37

Open Lands 45 1,236

Density Reduction/Groundwaler Resource 1,837

Wetlands

Southeast Lee

County

15

702

3,573

Unincorporated County Total Residential 4,034 4,228 5,629 2,799 11,099 4,290 9,209 3,203 3,651 5,085

Commercial 782 1,613 1,849 165 452 31 1,158 18 1,399 104

Industrial 298 350 723 64 216 55 209 5 87 3

Public 2,970 1,085 3,394 1,722 13,738 7,700 2,015 2,114 4,708 1,462

Active AG 2,313 21,066 381 411 833 1,321

Passive AG 90 960 21,110 4,113 3,867 90 4,393

Conservation 8,879 3,283 128 13,703 1,455 30,882 1,293 359 3,626 798

Vacant 1,912 11 690 4,577 19,561 321 4,242 1,278 5,794 1,310
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DIVISION OF PLANNING
MEMORANDUM SOIJTHWEST    FLORIDA

to:

from:

subject:

Lee County Board of County Commissioners

Rick Bums, Principal Planner

CPA2002-04, Caloosahathee Shores Community Plan
Assessment of Residential Allocations

date: June 25, 2003

The Caloosahatchee Shores Community Plan includes a proposal to re-designate a portion of the
area within the plan boundaries from Suburban and Rural to Outlying Suburban. If approved, this
change creates the first area of land designated Outlying Suburban within the Fort Myers Shores
Planning Community. Currently, no residential allocation has been made for this future land use

classification in the Fort Myers Shores Planning Community. If this proposed future land use map
change is adopted, Planning Staff recommends that a residential allocation of 300 acres be made on
Table l(b) in the Outlying Suburban category to accommodate anticipated future residential
development. To maintain the existing residential accommodation of the Lee Plan Future Land Use
Map, staff recommends a reduction of the residential allocation for the Intensive Development,
Urban Community category. Staff has calculated that 44 acres of residential allocation from the
Intensive Development category and 41 acres of residential from the Urban community category
could be re-allocated to the Outlying Suburban residential allocation without adversely impacting
development in these areas. Staff’s research has not shown that current development trends in the
Fort Myers Shores Planning Community on properties within these two land use categories are
substantially different than those in the Outlying Suburban category countywide. At this time, staff

can only propose that these acreages be re-allocated at an acre to acre transfer. Therefore, there is
a difference of 215 acres between staff’s projected allocation need in the Outlying Suburban
allocation and the potential allocation reductions that staff has identified as appropriate. Between
the transmittal hearing and the adoption heating, staff proposes that a closer look at this allocation
transfer be made to determine where this difference can be corrected.

OUTLYING SUBURBAN ALLOCATION NEED
There is one approved planned development and one proposed planned development in the area to
be reclassified as Outlying Suburban. Buckingham 320 is an approved planned development of
325 acres and 640 units. The pending project is the 75 acres tract of land known as Buckingham
Gardens seeking approval of 300 multi- family units.

Staff initially calculated the allocation demand for these projects based on a methodology that
analyzed the total project size. An analysis of all Lee County planned developments approved in
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CPA2004-00015
Attachment 2



June 25, 2003 Page 3 of 5
Board of County Commissioners CPA 20024)4

areas designated Outlying Suburban shows that, on average, 46% of the project’s land area
dedicated to residential uses that will draw down the residential allocation on Table l(b). Likewise,
a review of developed/actively developing projects indicates that uses that have drawn down the
residential allocation on Table l(b) account for 41% of the acreage in those developments. Of the
two analysis’, the second calculation reflects the actual impact on the allocation table. Applying the
results of this analysis to the 2 developments located in the area to be re-designated to the Outlying
Suburban category indicates a needed residential allocation between 164 and 184 acres (325 acres
+ 75 acres = 400 acres x 41% - 46% = 164 - 184 acres).

A second method to determine the appropriate residential allocation is to consider
potential/proposed units and the assumed net acreage per unit figure. County wide, developments
in the Outlying Suburban category have been approved/developed at a net density of 5 traits per
acre. Staff cautions that this calculation not be confused with the Lee Plan maximtma density figures
which are based on gross acres.

Densities specified in this plan are gross residential densities. For the purpose of
calculating gross residential density, the total acreage of a development includes those
lands to be used for residential uses, and includes land within the development proposed
to be used for streets" and street rights of way, utility rights-of-way, public and private
parks, recreation and open space, schools, community centers, and facilities such as
police, fire and emergency services, sewage and water, drainage, and existing man-made
water bodies contained within the residential development. (Lee Plan Glossary XII-2)

Residential allocations and the existing inventory are based on "net densities" which exclude lands
used for streets and street rights of way, utility rights-of-way, public and private parks, recreation
and open space, schools, community centers, and facilities such as police, fire and emergency
services, sewage and water, drainage, and existing man-made water bodies contained within the
residential development.

Based on these trends, the two proposed developments that are located in the area to be
designated OS would require 188 acres of residential allocation. (940 units/5 = 188) Given the
increased development activity/interest in this area of the Fort Myers Shores Planning Community,
staff proposes to allocate sufficient acreage for both of these areas.

The proposed acreage to be re-designated to Outlying Suburban is 1,021 acres (of that, 637 acres
are currently designated as Rural and 384 are designated as Suburban). Although the amount of
Suburban and Rural designated lands will be reduced by this re-designation to Outlying Suburban,
staff’s analysis of development patterns shows that there has been an increase in development
interest in these areas and the allocations should be modified to reflect this market change. (See
Below) To accommodate some additional development beyond what has been approved and
requested, staff recommends that the total Outlying Suburban residential allocation in the Fort
Myers Shores Community be 300 acres. This allocation would accommodate development of 65%
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to 75% of the entire area if these developments followed the development pattems of other projects
in the Outlying Suburban areas of Lee County. Staff also estimates that this allocation would
accommodate 1,500 units. This allocation would be for the entire area designated Outlying
Suburban within the Fort Myers Shores Planning Community and not specifically tied to any one
development.

ALLOCATION TRANSFER
In order to maintain the current population accommodation of the Lee Plan Future Land Use Map
(FLUM), it will be necessary to reduce one of the other allocations on Table l(b). Generally, staff
attempts to maintain Ihe balance of the allocation table by "shifting" within one planning community
between FLUM categories. The logical shift for this proposal would be to reduce the residential
allocations made for Suburban and Rural residential. Staff has analyzed these areas of the Fort
Myers Shores and concluded that reducing the allocation for residential uses is not recommended.

SUBURBAN
The current Suburban allocation for residential uses is 1,803 acres and the existing inventory of
residential uses in this area is 1,266 acres. Therefore, only 537 acres of the allocation remain vacant
and available for future development. This allocation will be significantly impacted by development
in the area north of SR 80 and the Verandah. There are existing/undeveloped residential approvals
for 516 acres of residential uses in planned developments and 220 acres of vacant lots in existing
conventionally zoned subdivisions. While staff does not anticipate the area will build out prior to the
next major evaluation of the overlay allocations, there does not appear to be excess residential
allocation in the suburban category in the Fort Myers Shores Planning Community.

RURAL
The current Rural allocation for residential uses is 783 acres and the existing inventory of residential
uses in this area is 322 acres. Therefore, only 461 acres of the allocation remain vacant and
available for future development. This allocation will be significantly impacted by development in the
planned Hawk’s Haven project. This residential component of this development in addition to the
remaining vacant land in existing platted subdivisions is approximately 550 acres. While staff does
not anticipate the area will build out prior to the next major evaluation of the overlay allocations,
there does not appear to be excess residential allocation in the Rural category in the Fort Myers
Shores Planning Community

CENTRAL URBAN & GENERAL INTERCHANGE
Staff next evaluated the remaining categories within the Fort Myers Shores Planning community and
concluded that there was no potential transfer from the Central Urban or General Interchange
allocations. The General Interchange allocation only accommodates the existing residential uses and
the Cenlral Urban allocation would be exceeded if all of the existing vacant residentially zoned lots
in the area are developed. Given that this accounts for only 11 acres of residential use, staff does

not recommend refining this allocation.
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INTENSIVE DEVELOPMENT
The current Intensive Development allocation for residential uses is 89 acres and the existing
inventory of residential uses in this area is 31 acres. Therefore, 58 acres (65%) of the allocation
remain vacant and available for future development. This allocation was made to accommodate
residential uses along SR 80 between the city limits and 1-75. Currently there are less than 3 vacant
acres zoned for residential uses and 23 vacant acres zoned commercial but with categories that
allow residential (26 total acres) remaining in this area. Given the configuration of the commercially
zoned lots, staff does not anticipate much of this property will be developed with residential uses.
Most of the lots in question front on Palm Beach Blvd or are in the Lexington Commerce Center
located adjacent to 1-75 between Tice St. and Palm Beach Blvd. Staff recommends that this
allocation be reduced to 45 acres which will accommodate all of the infill residentially zoned
property and retain some potential for mixed use projects that contain a residential component. The
original allocation methodology assumed the residential density for the Intensive Development
category in the Fort Myers Shores Planning Community would be the same as other areas in the
planning community. Therefore, this acreage transfer should not be adjusted to address density
differences.

URBAN COMMUNITY
The area of the Fort Myers Shores Community that is designated Urban Community is clearly an
area that was anticipated to intensify over the life of the Lee Plan. Existing development trends
show that this is occurring in the area. There are currently 1,500 __. lots consisting of 1,300±
acres in this area of the planning community. Over 90% of the numbers of lots are zoned with a
non-ag zoning category; however, less than 55% of the land area is zoned non-ag. The current
Urban Community allocation for residential uses is 633 acres and the existing inventory of residential
uses in this area is 274 acres. Therefore, only 359 acres of the allocation remain vacant and
available for future development. There are currently less than 100 acres of vacant land platted for
residential uses in this area. There are a total of 575 acres of property in this area that remain
vacant or are in passive agricultural uses. This equates to 475 acres of land not committed to an
existing development. Staff’s research of planned development approvals in the Urban Community
FLUM category show that residential uses (those uses that would "draw down" the residential
allocations) account for 46% of these approvals. Applying this average to the available acreage
listed above generates and anticipated residential acreage of 218 acres. Adding this figure to the
currently committed acreage figure shows the built out residential acreage in the Urban Community
Future Land Use Category in the Fort Myers Shores Planning Community to be 318 acres.
Therefore, the current allocation exceeds the build out need by 41 acres. Staffrecommends that the
Urban Community residential allocation be reduced by 41 acres to 592 acres and that the 41 acres
be re-allocated to the Outlying Suburban residential allocation. The original allocation methodology
for the land use allocations assumed the residential density for the Urban Community area in the
Fort Myers Shores Planning Community are consistent with those in existing developments county
wide in the Outlying Suburban land use category. Therefore, this acreage transfer should not be
adjusted to address density differences.

cc: Planning File
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