Vegetation Communities

FLUCCS Community
(Code)

Percent
Coverage

Location/Comments

Herbaceous - Dry Prairie
(310); 0.22 acre

1.6%

Common vegetation included smutgrass (Sporobolus indicus),
broomgrass (Andropogon glomeratus), and flat sedge (Cyperus
odoratus). Other noted flora included Caesar weed (Urena lobata),
chocolate weed (Melochia corchorifolia), and whitehead broom
(Spermacoce verticillata). Dead saw palmetto (Serenoa repens) trunks
were noted. Soil was moist (no inundation).

Mixed Hardwoods —
Exotics (438(E)); 0.45
acre; Photo 5

33%

Canopy and midstory dominated by earleaf acacia (4cacia
auriculiformis) and Java plam (Syzygium cumini). Ground cover
dominated by Caesar weed. Other common species included dogfennel
(Eupatorium capillifolium), broomgrass, melaleuca (Melaleuca
quinquenervia) seedlings, and muscadine grape (Vitis rotundifolia).
Debris piles noted.

Freshwater Marshes
(641); 3.01 acres; Photos
1and 2

22.3%

Natural flora has been historically cleared. Re-vegetation includes |
herbaceous species indicative of hydric conditions.

Northern marsh: dominant species composed of primrose willow
(Ludwigia sp.), maidencane (Panicum hemitomon), and joint-vetch
(Aeschynomene indica). Other common species are torpedograss
(Panicum repens), yellow-nut sedge (Cyperus esculentus), water-
hyssops (Bacopa monnieri), smartweed (Polygonum sp.), spike rush
(Eleocharis sp.). Noted flora included climbing hempweed (Mikania
sp.), fleabane (Pluchea rosea), pennywort (Hydrocotyle sp), and cattail
(Typha sp.). 4” — 5 of standing water observed.

Southern marsh: dominant species is jointed flat sedge (Cyperus
haspan). Other flora include pennywort, primrose willow, climbing
hempweed, and yellow-eyed grass (Xyris sp.). 97 - 117 of standing
water present during inspection.

‘Wet Prairies (643); 9.82
acres; Photos 3 and 4

72.7%

Natural flora has been historically cleared. Re-vegetation includes
herbaceous species indicative of hydric conditions. Common flora are
beakrush (Rynchospora spp.), coinwort (Centella asiatica), blue
maidencane (Amphicarpum muhlenbergianum), spike rush, yellow-
eyed grass, foxtail (Setaria geniculata), rush-fuirena (Fuirena
scirpoidea), and various sedges (Cyperus spp.). Noted species include
broomgrass, primrose willow, fleabane, climbing hempweed, flat
sedge, melaleuca seedlings, redroot (Lanchnanthes caroliana), and
maidencane. Soils varied from saturated to 2” of standing water.

Borrow Areas (742); 0.01
acre

0.1%

Small surface water. Appears to be a recently excavated test pit to
investigate soil conditions. Embankments remain as barren soil.




Soil Types

Review of the Soil Survey of Lee County, Florida (USDA-SCS, 1984; ref. Soil Map) indicates the
majority of the project area is underlain by Boca fine sand (13), with only the southwest portion underlain
by Wabasso sand (35). Both soil types are designated as “non-hydric” by the Natural Resource
Conservation Service (NRCS; a.k.a. SCS).

Relevant environmental and hydrologic exerts for each soil type selected from the Soil Survey are
provided below:

Boca fine sand (13)
e “This is a nearly level, poorly drained soil on flatwoods.”

e “In most years, under natural condition, the water table is within 10 inches of the surface for 2 to
4 months. It recedes below the limestone for about 6 months.

e Natural vegetation consists of sawpalmetto, pineland threeawn, South Florida slash pine, and
waxmyrtle.”

Wabasso sand (35)
e “This is a nearly level, poorly drained soil on flatwoods.”

e  “In most years, under natural condition, the water table is less than 10 inches below the surface
for 2 to 4 months. It is 10 to 40 inches below the surface for more than 6 months. It recedes to a
depth of more than 40 inches during extended dry periods™.

e Natural vegetation consists of sawpalmetto, South Florida slash pine, pineland threeawn, cabbage
palm, and bluestem.”

Topography and Flood Zoning

General topography information is provided on the U.S.G.S. Quadrangle Map exhibit. Review of
elevation contours on the map appear to indicate the parcel is at approximately 4 ft. - 5 ft. NGVD. To
date, ERC is unaware of any topographical survey for this parcel.

Review of the FIRM Map indicates the project is located in Zone A8, which is determined by FEMA to
be within the 100-year flood-plain (ref. FIRM Map exhibit attached; also ref. FEMA web site).

Historical Resources

A review for “archeological sensitivity” was requested from Lee County on September 21, 2006.
Discussion with Ms. Gloria Sago, Historic and Archacological Resources, on September 27, 2006
indicated that “there are no known historic or archaeological resources associated with this parcel”.
Wiritten confirmation should be forthcoming in the near future.



Wetland Assessment

The preliminary assessment is based on state wetland jurisdiction determination guidelines, Chapter 62-
340, F.A.C. The investigation involved spot ground truthing and evaluation of vegetation, available soil
information, and hydrology relative to site conditions and regulations. Historical and/or recent site
conditions and activities, such as disturbance, may effect the final determination. Depending on the
particular type of project proposed in Lee County (i.e. residential, multi-family, etc.), the state may be
represented by either the South Florida Water Management District (SFWMD) or the Florida Department
of Environmental Protection (DEP). The precise location of any jurisdictional wetlands and/or surface
waters can not be determined until the limits are field verified by the state.

Review of the Soil Survey of Lee County, Florida (USDA — SCS, 1984) indicates the parcel is underlain
by Boca fine sand (13) and Wabasso sand (35), both of which has been determined by the USDA to be
non-hydric soil types (ref. Soil Map). Under natural conditions both soil types support pine flatwood with
saw palmetto, a community type considered upland. However, the historic clearing of the site may have
lowered natural grade and incidentally led to wetland hydrologic and vegetative characteristics throughout
the majority of the parcel. Further, these conditions have been enhanced by recent, heavy rainfall that has
saturated and/or inundated the site. Should the project proceed for regulatory review, a wetland
determination will be required by the SFWMD, as well as the U.S. Army Corps of Engineers. Despite the
upland soil designation, state and federal agencies will likely claim jurisdiction over the majority of the
parcel, with the exception being the herbaceous (dry prairie) and mixed hardwoods (exotics) communities.

Subject to a wetland jurisdictional determination and review of “avoidance and minimization™ criteria and
design alternatives by regulatory agencies, proposed wetland impacts will likely be permittable provided
appropriate mitigation measures are proposed.

Wildlife

Preliminary field investigations were performed to identify potential critical habitat and/or note any direct
observations or signs of protected wildlife species as required by the Lee County Comprehensive Plan
Amendment application, and designated by the Lee County Land Development Code (LDC), Appendix H
— Protected Species List. Designation of a particular habitat type on-site relative to the associated species
listed in the LDC indicates the potential for such species to reside and/or forage on-site and is used as a
review “tool” by Lee County environmental staff, but by no means indicates that such species utilize the
site. The table below lists habitat types existing on-site and potential species affiliated with the respective
community. In addition, species not associated with a generalized FLUCCS category, but frequently
affiliated with particular site conditions (i.e. gopher tortoises with berms), are also listed based on existing
landscape features observed during the inspection. Based on the information provided herein, or otherwise
known or deemed necessary, the County may require species specific surveys during review of any
proposed project.

Potential Protected Species

FLUCCS Fauna/Flora Status Observe Comments
Lee FWC FWS| Yes No

Herbaceous' Burrowing owl L | SSC| - x | Potential low; tall grasses and
- Dry mesic conditions; remains of saw
Prairie palmetto trunks in areas

(310) |




Mixed

FLUCCS category 438 (E) is not

Everglades mink

Hardwoods recognized as critical habitat for
— Exotics protected species because it is
(438(E)) dominated by exotic hardwoods,
and other weedy species.
Freshwater | American alligator L | SSC Potential low; existing water
Marshes shallow and seasonal; no large
(641) prey observed
Limpkin L | SSC Foraging habitat present
Little blue heron L | SSC Foraging habitat present
Reddish egret L | SSC Foraging habitat present
Snowy egret L | SSC Foraging habitat present
Tricolor heron L | SSC Foraging habitat present
White ibis - | SSC Foraging habitat present
Wood stork L E Limited foraging habitat;
vegetation dense
Snail kite L E Not known in this area
Everglades mink L T Not known in this area
Snowy egret flushed during field
investigation.
Wet Limpkin L | SSC Seasonal foraging habitat
Prairies
(643) Little blue heron L SSC Seasonal foraging habitat
Reddish egret L | SSC Seasonal foraging habitat
Snowy egret L | SSC Seasonal foraging habitat
Tricolor heron L | SSC Seasonal foraging habitat
White ibis - SSC Foraging habitat present
Wood stork L E Seasonal foraging habitat
Snail kite L E Not known in this area
L

Not known in this area




Borrow FLUCCS category 742 is not
Areas (742) recognized as critical habitat for
protected species. This particular
area appears to be a recent soil
test pit excavated for geotechnical
investigation.

L = Listed in the Lee County, Protected Species List (Appendix H)
E = Endangered (as designated by the FFWCC and/or USFWS)

T = Threatened (as designated by the FFWCC and/or USFWS)
SSC = Species of Special Concern (as designated by the FFWCC)

A snowy egret was flushed while traversing the site by pedestrian means, although the site likely provides
seasonal foraging habitat for a variety of wading birds. The small borrow area appears recently excavated
and the embankments and spoil areas were not vegetated. Although the burrow area may retain shallow
water year round, and is therefore a probable limited food source for several species of wading birds, there
was no evidence of American alligator. No other observations or signs of protected species were revealed
during the preliminary site visit.

Review of the FFWCC web site pertaining to bald eagle (Haliaeetus leucocephalus) nest locations appears
to indicate that the project area is outside of USFWS’s primary and secondary management zones (1,500’
and 750°radii, respectively). However, according to the web site, which is current through April 2004, two
active nests (LE046C and LE062) and one abandoned nest (LE052) are located in proximity to the project,
but beyond the management zones that would otherwise pertain to the property. Discussion with Lori
Blydenburgh, City of Cape Coral, confirmed the abandoned status of LE052, historically located
approximately 1,200 ft. west-southwest of the subject parcel. Therefore, although known active eagle
nest(s) are in the vicinity of the project, we are not aware of any nests within Federal management zones
for this site.

Should you have any questions regarding the site inspections or this report, please do not hesitate to
contact me at 287-2706.

Sincerely,'

/ 4// 1. Clolo—

Jeffrey A. Adair
President
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SOILS LEGEND:

GRAPHIC SCALE
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LEGEND

310 - Herbaceous (Dry Prairie) - 0.22 Ac.

438 (E) - Mixed Hardwoods (Exotics) - 0.45 Ac.
641 - Freshwater Marshes - 3.01 Ac.

643 - Wet Prairies - 9.82 Ac.

742 - Borrow Areas - 0.01 Ac.

TOTAL SITE = 13.51 Ac.
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PHOTO #1: North portion of parcel characterized by a low depression and fresh water marsh. Predominant vegetation includes
primrose willow, maidencane, and joint-vetch.
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PHOTO #2: The southwestern portion of the parcel is essentially a monoculture of haspan flatsedge. The species include
pennywort, primrose willow, and climbing hempweed.
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PHOTO #3: Historical clearing and subsequent re-vegetation has created wet prairie throughtout the majority of the parcel.
Vegetation includes sedges, rushes, and grasses tolerant of hydric conditons.
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PHOTO #4: View depicts the southeastern portion of the property characterized by wet prairie. The southern perimeter (background)
is defined by a fringe of exotic hardwoods.
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PHOTO #5: View depicts the southeastern corner of the property. Disturbance and debris have promoted species such as
earleaf acacia, Java plum, Caesar weed, and dogfennel.

DATE REVISIONS:
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s
TLORIDA DBEPAK IMENT OR STATE
Sne M. Cobb

Sccretary of State
DIVISION OF HISTORICAT. RESOURCES

Sepicmber 27, 2006

Alison M. Stowe

Knott, Congoer, Kbelipi, Hart & Swett, P.A.
1623 Henilry Sueet

Fort Myers, ¥L 33901

Telrcupier; 29-334-1446

Dexr Ms. Stowe:

In response 10 your inquiry of Scptember 27,2006, he Fluiida Magster Yite File lists no previously
recorded vultural resouroes in the followlng parcel:

T448, R23E, Section 20

In inerpreting the results of owr search, please remeraber the following puints:

e Aresx which have not been completely surveyed, such ag yours, may contaip
uurecorded archaeological sites, sarecorded bistorically importaut structurcs, or botb,

e As you piay koow, state ond federal laws require formal environments) veview for sorue
projects. Record scarches by the stakf of the Florida Waster Site File do not copstitute
such 1 reviewy of cultural resources. JF your projest talls under thexe laws, you should
contact the Complinuce Review Sectjon of the Bureau of Historiv Preservation ot 850-
245.6333 or at this address.

If you have any further questions concerning the Flovida Master Site File, pleasc contaot us 88 below.

Sincerely,
/A&&a}ﬂe vy

Celeste Tvory Phong; §50-215-6440, Fax: £50-245-6439
Acchacological Mata Analyst, fridn Master Site File  State SunCom: 205-6440

Division of Historical Resources Email: fmsfile@ dos.state.fl.us

R. A, Gray Building Web: http:/fwww.dos.stare fl us/dhr/myfl

500 South Dronough Street
Tallahasses, Floride 32399-0250

500 S. Bronaugh Street « Tollnhassee, Kl 323990250 » hitp://vovw.fiheritagecom

O pirectur’s Olliss O Aschacolngical Researshs 3 Histeric Presevvabim [ Historicsl Muocums
(1) 2456300 * FAX, 245-0438 (850) 2454478 * PAX: 2456806 {850) 245-6333 » FAX: 745557 {B30) 2454400 = PAX: 245 6433

O Pailm Beaxh Ruglonpl Otlles O $t. Angnatine Reglonal Oflice O Tampa Reglanal {1ifice
(1) 2791475 - FAX: 279-1476 {904} K23-5045  FAX: 8350044 (813) 273 3843 » FAX: 777-7330

TOTAL P.92



Internal Consistency with the Lee Plan
EXHIBITS E.1-E.4

1. Discuss how the proposal affects established Lee County population projections, Table 1(b)
(Planning Community Year 2020 Allocations), and the total population capacity of the Lee Plan
Future Land Use Map.

The intention for the development of this property would be an intense mixed-use
development that combined retail, office and dwelling units in multi-story buildings.
It is not clear at this time if the property would qualify for the proposed mixed-use
development overlay that would provide a more generous Jormula for calculating
density. For the purposes of this analysis, we are using a potential land use scenario
of 200,000 square feet of office, of which 20,000 would be medical office, 80,000
square feet of retail, 20, 000 square feet of restaurant and 181 residential units,
which would be 14 units per acre over the entire site. Although this mix of uses is
fairly intense, even for the Intensive Development category, this site would seem to
be the ideal location for such a mixed-use intense development, and the Comp Plan
Amendment Analyst needs to consider the maximum development potential. The
property would appear to be located in the Pine Island portion of the Planning
Community Map and Table 1(b), and that only has an allocation of 5 acres in the
Intensive Development land use category. Table 1(D) would have to be amended to
add additional acreage to the Intensive Development land use category if this
amendment were approved, possibly as much as an additional 13 acres. The
addition of approximately 200 dwelling units to the Future Land Use Map would not
materially affect any of the County’s Planning considerations, since it would only
add approximately 450 people under the current persons per household formula. In
addition, the County Commission’s recent decision to not allow for the calculation
of abutting road right-of-way in density calculations has probably lowered the
potential residential capacity of the Lee Plan Count -wide.

2. List all goals and objectives of the Lee Plan that are affected by the proposed amendment. This
analysis should include an evaluation of all relevant policies under each goal and objective.

Goal 1: Future Land Use Map. To maintain and enforce a Future Land Use Map showing
the proposed distribution, location, and extent of future land uses by type, density, and
intensity in order to protect natural and man-made resources, provide essential services in
a cost-effective manner, and discourage urban sprawl.

This parcel is located at the corner of two major arterial roads in a fast-developing
part of the County. Although it is surrounded by the City of Cape Coral, the City is
unable to provide utilities in a timely fashion and it is more logical for it to develop
under its unincorporated enclave status. It is a classic infill parcel, and the County
should encourage the parcel to be developed with an intense mixed-use concept.



Objective 1.1: Future Urban Areas. Designate on the Future Land Use Map (Map 1)
categories of varying intensities to provide for a full range of urban activities. These
designations are based upon soil conditions, historic and developing growth patterns, and
existing or future availability of public facilities and services.

This parcel is appropriate for a more intense designation based on its location and
potential availability of services.

Policy 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use
Map series . They depict the extent of development through the year 2020. No development
orders or extensions to development orders will be issued or approved by Lee County which
would allow the Planning Community’s acreage totals for residential, commercial or
industrial uses established in Table 1(b) to be exceeded.

As indicated, Table 1(b) would need to be amended if this map amendment is
approved to provide for more acreage in the Intensive Development land use

category.

Policy 1.1.2: The Intensive Development areas are located along major arterial roads in Fort
Myers, North Fort Myers, and Cape Coral. By virtue of their location, the county’s current
development patterns, and the available and potential levels of public services, they are well
suited to accommodate high densities and intensities. Planned mixed-use centers of high-
density residential, commercial, and limited light industrial, and office uses are appropriate
in these locations. As Lee County moves towards becoming a metropolitan complex of a
half-million people, these centrally located urban nodes can offer a diversity of lifestyles,
cosmopolitan shopping opportunities, and specialized professional services that befit such
a region. The standard density range is from seven dwelling units per acre to fourteen
dwelling units per acre. Maximum density is twenty-two dwelling units per acre.

This site is ideally suited for an intense mixed-use development and this land use
category is the most appropriate category for the property. Water can be provided
by the greater Pine Island Water Authority and utilities and sewer service can be
provided by an extension of the County owned central sewer serving Matlacha. The
applicant will be required to arrange for an appropriate affluent disposal site for the
additional sewage treatment.

Objective 1.4: Non-Urban Area. Designate on the Future Land Use Map categories for
those areas not anticipated for urban development at this time.

Policy 1.4.1: The Rural areas are to remain predominantly rural-that is, low density
residential, agricultural uses, and minimal non-residential land uses that are needed to serve
the rural community. These areas are not to be programmed to receive urban-type capital
improvements, and they can anticipate a continues level of public services below that of the
urban areas. Maximum density in the Rural area is one dwelling unit per acre.



Clearly this land is not appropriate for the Rural designation, either by virtue of its
Jocation or the lack of public services. It is in the middle of one of the fastest
growing areas of Lee County and deserves a land use designation that will allow for
its most logical development potential.

Policy 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which
would allow the acreage totals for residential, commercial or industrial uses contained in
Table 1(b) to be exceeded.

As indicated above, Table 1(b) would need to be amended to reflect this additional
allocation of Intensive Development acres in the Pine Island Planning Community.

Goal 2: Growth Management. To provide for an economically feasible plan which
coordinates the location and timing of new development with the provision of infrastructure
by government agencies, private utilities, and other sources.

This type of mixed-use development in this location will be important to provide
shopping and employment opportunities for Cape Coral and surrounding areas and
thus reduce the need for long distance automobile travel and other negative impacts
of a sprawling development pattern. Tl he County recently completed the extension
of Veteran’s Parkway at great expense, and it would not make sense to not develop
the land that is now serviced by this road.

Objective 2.2: Development Timing. Direct new growth to those portions of the Future
Urban Areas where adequate public facilities exist or are assured and where compact and
contiguous development patterns can be created.

This is a very important infill parcel that should not be bypassed, since the
alternative will be a sprawling development pattern.

Objective 2.3: Public Provision of Infrastructure. The Capital Improvements Program
will give the highest priority to the planning, programming, and construction of urban
services and facilities in the existing developed areas where facilities are inadequate. Next
priority will be given to service expansions in existing developed areas, followed by further
expansion into other portions of the Future Urban Areas.

Providing for adequate infrastructure to this site should be an important part of the
County’s land use plan, and the cost of any utility extensions would be borne by the
landowner. If this amendment is approved, the County should also amend Map 7 to
include this property in its sewage franchise area.



Objective 2.4: Future Land Use Map Amendments. Regularly examine the Future Land
Use Map in light of new information and changed conditions, and make necessary
modifications.

Policy 2.4.1: The county will accept applications from private landowners or non-profit
community organizations to modify the boundaries as shown on the Future Land Use Map.
Procedures, fees, and timetables for this procedure will be adopted by administrative code.

Goal 5: Residential Land Uses. To provide sufficient land in appropriate locations on the
Future Land Use Map to accommodate the projected population of Lee County in the year
2020 in attractive and safe neighborhoods with a variety of price ranges and housing types.

The type of mixed-use development contemplated by this Plan Amendment would be
an important addition to the inventory of housing or for County residents.

Policy 5.1.2: Prohibit residential development where physical constraints or hazards exist,
or require the density and design to be adjusted accordingly. Such constraints or hazards
include but are not limited to flood, storm, or hurricane hazards; unstable soil or geologic
conditions; environmental limitations; aircraft noise; or other characteristics that may
endanger the residential community.

There are no physical constraints or hazards which would limit the development of
this site. The soils map indicates soils, but due to past clearing of the site and
impounded water, much of the site is now supporting wetland vegetation. The
development of the site will need to be approved by all the relevant environmental
agencies.

Policy 5.1.5: Protect existing and future residential areas from any encroachment of uses that
are potentially destructive to the character and integrity of the residential environment.

This property is on the northwestern boundary of the Sandoval Community in Cape
Coral. The design of the development will have to ensure that appropriate buffers
and protections are afforded to that residential area. On the east there is an existing
service station and the property is bounded on the north and the west by major
arterial highways.

Goal 6: Commercial Land Uses. To permit orderly and well-planned commercial
development at appropriate locations within the county.

This site is very critical to providing for necessary shopping and employment
opportunities to this part of the County.

Policy 6.1.2: All commercial development must be consistent with the location criteria in
this policy, except where specifically excepted by this policy or by Policy 6.1.7, or in Lehigh
Acres by Policies 1.8.1 through 1.8.3.



This site is eligible under subparagraph 3 for Community Commercial activity since
it is located at the intersection of two arterial streets. The site area for this type of
Community Commercial is from 10-35 acres and from 100,000 to 400,000 square
feet of commercial activity.

Goal 11; Water, Sewer, Traffic, and Environmental Review Standards. To insure that
appropriate water, sewer, traffic, and environmental review standards are considered in
reviewing rezoning applications and are met prior to issuance of a county development order.

Development on this site could not be approved unless central water service is
provided by the greater Pine Island Water Authority and sewer service by Lee
County Utilities.

3. Describe how the proposal affects adjacent local governments and their comprehensive plans.

This unincorporated enclave is surrounded by the City of Cape Coral which is
designated as Pine Island Road District on its Future Land Use Map. This
designation would encourage intense commercial and high-density residential
development.

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan
amendment.

STATE POLICY PLAN:

FL Statute 187.201

(15) LAND USE. -
(a) Goal. — In recognition of the importance of preserving the natural
resources and enhancing the quality of life of the state, development shall be
directed to those areas which have in place, or have agreements to provide,
the land and water resources, fiscal abilities, and service capacity 1o
accommodate growth in an environmentally acceptable manner.
(b) Policies.—
1. Promote state programs, investments, and development and
redevelopment activities which encourage efficient development and
encourage efficient development and occur in areas which will have the
capacity to service new population and commerce.
3. Enhance the livability and character of urban areas through the
encouragement of an attractive and functional mix of living, working,
shopping, and recreational activities.

(17) PUBLIC FACILITIES.—-
(a) Goal. — Florida shall protect the substantial investments in public
facilities that already exist and shall plan for and finance new facilities to
serve residents in a timely, orderly, and efficient manner.



(b) Policies. —
1. Provide incentives for developing land in a way that maximizes the
uses of existing public fucilities.

REGIONAL POLICY PLAN:
Affordable Housing:

Goal 1. Supply a variety of housing types in various price ranges to ensure that all
residents have access to decent and affordable housing.

Strategy:

Increase the supply of affordable housing through public and private efforts.
Actions:

4. Work with local governments to promote structures and developments that
combine commercial and residential uses as a means of providing housing that is
affordable and near employment opportunities.

Goal 2. Southwest Florida will develop (or redevelop) communities that are liveable
and offer residents a wide range of housing and employment opportunities.
Strategy: Develop liveable, integrated communities that offer residents a high quality
of life.

Actions:

1. Encourage programs that promote infill development in urban areas to maximize
the efficient use of existing infrastructure.

2. Work with local governments to build structures and developments that combine
commercial and residential uses as a means of providing housing that is affordable
and near employment opportunities.

5. Promote the mix of affordable and non-affordable housing for integrated
communities.

Economic Development:

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with
suitable services provided.

Actions:

3. Include in planning efforts the recognition of lands with natural capacity,
accessibility, previous preparation for urban purposes, and adequate public
facilities.

Emergency Preparedness:

Goal 6. New private and public developments are built further from flood-prone
areas than in the past and structures and roadways are protected from rain-induced
flooding.

Strategy: New developments and redevelopment of existing areas should provide for
increased land elevations for public infrastructure and community infrastructure,
including potential sheltering or refuge sites.



Natural Resources:

Goal 4. Liveable communities designed to improve quality of life and provide for the
sustainability of our natural resources.

Regional Transportation:

Goal 2. Liveable communities designed to affect behavior, improve quality of life
and responsive to community needs.

Actions:

4. Review comprehensive plans and land development regulations for incentives to
develop and redevelop using mixed uses, higher densities, shared parking; and
improve vehicular, mass transit, pedestrian and bicycle access and travel, as well as
provide a variety of affordable residential densities and types.



Non-Urban Area to a Future Urban Area
EXHIBIT F.2

In this particular case, the designation of the land as Rural is an historical anomaly and is really not
supported by any sound planning principles. It was originally expected that this land would be
annexed into the City of Cape Coral on the theory that they would be better able to provide needed
public services and utilities. However, due to the extraordinary demands on their utility system, they
will not be able to provide utilities to this site for at least another ten years, and, therefore, the need
to go forward with this amendment under the County’s jurisdiction. The property is located at the
intersection of two major arterial roads and is in the heart of some of the most rapidly developing
portions of northwestern Cape Coral. It is clearly an urban area which has become even more so
with the recent completion of Veteran’s Parkway connecting to Burnt Store Road. There is no
planning or other justification for retaining this Rural designation on this important parcel located
at a critical intersection.



Justification For Request
EXHIBIT G

With the completion of Veteran’s Parkway approximately three years ago, this intersection became
one of the primary nodes in the Cape Coral / North Fort Myers vicinity. Pine Island Road is the main
cast/ west arterial serving northern Cape Coral and Pine Island and Veteran’s Parkway / Burnt Store
Road is a major connection from Charlotte County across the Mid-Point Bridge into the heart of Fort
Myers and then on to Lehigh Acres. The northeast quadrant of this intersection was recently
developed as a major Publix shopping center, and the other three quadrants are logical candidates
for intense urban and preferably mixed-use development. The current Rural land use designation
for this property is totally inappropriate, and the one category that would allow it to be developed
to its full potential is the Intensive Development category which encourages intense mixed-use
projects. There are no environmental or other constraints on this site, and it has approved access
points to Veteran’s Parkway at the current time. All relevant planning consideration would support
a very intense mixed-use development at this location.



CPA 2006-15
PRIVATELY SPONSORED
CAUTHEN AMENDMENT
TO THE

LEE COUNTY COMPREHENSIVE PLAN

THE LEE PLAN

Privately Sponsored Application
and Staff Analysis

BoCC Public Hearing Document
for the
October 22", 2008 Public Hearing

Lee County Planning Division
1500 Monroe Street
P.O. Box 398
Fort Myers, FL 33902-0398
(239) 533-8585

October 8, 2008




LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2006-15

Text Amendment v | Map Amendment
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STAFF REPORT PREPARATION DATE: March 19, 2008

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
. APPLICANT/REPRESENTATIVE:
John Cauthen
Represented by Michael Roeder of Knott, Consoer, Ebelini, Hart & Swett PA
1625 Hendry St. Suite 301
Ft. Myers, FL, 33901

2. REQUEST:
Amend the Lee Plan Map 1, Future Land Use Map for a 13.5 acre parcel from the Rural to
the Commercial Future Land Use Category.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: .
Planning staff recommends that Map 1, the Future L.and Use Map, be amended to change
the future land use designation of the subject area from the “Rural” land use category to the
"Commercial" land use category for the 13.5 acres subject property.

STAFF REPORT FOR ’ October 8, 2008
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2. BASIS AND RECOMMENDED FINDINGS OF FACT:
. The subject parcel is an enclave of County land.

. The subject parcel is in the Tropical Storm and Category 1 Hurricane Storm Surge zones and the
Coastal High Hazard Area (CHHA).

. All of the necessary infrastructure is in piace or can be provided to the subject parcel. The
proposed land use change will not cause future road network plan changes. The requested land use
change will have a minimal impact on public safety service providers.

. The proposed amendment will cause the population accommodation capacity of the Future Land
Use Map to decrease in the Rural designated portions of the Pine Island planning community

. The Commercial Future Land Use category does not permit residential uses.

. Any commercial development would be required to follow the Planned Development process.

. The subject property is abutted by two arterial roadways: Veterans Parkway and Pine Island Road
(SR78)

. Veterans Parkway is a “Limited Access” facility.

. There is a Publix shopping center to the north across Pine Island Road. To the south is the Royal

Tee Country Club subdivision and to the east is a gas station. To the west across Veterans Parkway
is a large vacant parcel.

. The proposed development is consistent with the site locations standards listed in Goal 6 of the Lee
Plan.
. The proposed development is consistent with Policy 1.1.10, the Commercial future land use

descriptor policy of the Lee Plan.

C. BACKGROUND INFORMATION

1. INTRODUCTION
The subject property is a 13.5 acre parcel at the southeast corner of Veterans Parkway and Pine Island
Road in Cape Coral. The parcel is currently zoned AG-2 and is in the Rural future land use category
on Lee Plan Map 1, the Future Land Use Map. The applicant is proposing to change the future land
use category from Rural to Commercial. The subject parcel is part of an enclave of County land within
the boundary limits of the City of Cape Coral. The land to the abutting to the east, and across public
rights of way on the west and north all lay within the City of Cape Coral and are in the Pine Island
Road District future land use category. Parcels on the east and north have urban land uses. The
property is abutted on the south by the Royal Tee Country Club. It is a residential development which
is zoned RS-2 and is in the Rural future land use category. Abutting on the east is a gas station and
vacant commercial land. North of the property across Pine Island Road is a community shopping
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center. Across Veterans Parkway on the west is a vacant parcel. The applicant originally proposed
to change the subject property from Rural to Intensive Development. Planning staff met with the
applicant and requested that he consider changing the requested future land use category to
Commercial in order to mitigate some of staffs concerns with the proposed amendment.

2. COMPREHENSIVE PLAN BACKGROUND
The subject property has been designated Rural on the Future Land Use Map since 1984, the year that
the Lee Plan was adopted. Several Lee Plan policies are relevant to the proposed plan amendment:

Policy 1.1.10: The Commercial areas are located in close proximity to existing commercial
areas or corridors accommodating employment centers, tourist oriented areas, and where
commercial services are necessary to meet the projected needs of the residential areas of the
County. These areas are specifically designated for commercial uses. Residential uses, other
than bona fide caretaker residences, are not permitted in this future land use category except
to the extent provided in Chapter XIII of the Plan. The Commercial areas are areas where
residential uses are not expected or compatible due to the nature of the surrounding land uses
and their location along major travel corridors. The commercial designation is intended for
use where residential development would increase densities in areas such as the Coastal High
Hazard Areas of the County or areas such as Lehigh Acres where residential uses are
abundant and existing commercial areas serving the residential needs are extremely limited.

The requisite infrastructure needed for commercial development is generally planned or in
place. New developments in this category must connect to a potable water and sanitary sewer
system. Commercial and retail developments, hotels and motels, banks, all types of office
development, research and development, public, and other similar development will
predominate in the Commercial areas. Limited light industrial uses are also permitted,
excluding outdoor storage type uses. Any redesignation of land to the Commercial land use
category should occur along major travel corridors and at road intersections. The planned
Development rezoning process must be used to prevent adverse impacts to the surrounding
areas and to ensure that appropriate site development regulations are incorporated into the
development plans of each site. A maximum Floor Area Ratio (FAR) of 1 will be used as an
index of intensity of development in the Commercial category. Development in this future land
use category is not required to comply with the site location criteria provided in Goal 6 when
appropriate site development regulations are incorporated into the planned development.

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

POLICY 1.7.3: The Urban Reserve overlay indicates areas that are suitable for annexation
into adjoining municipality. Urban Reserve areas are initially established by interlocal
agreements pursuant to section 163.3171(1), F.S.
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POLIC Y 6.1.2: All commercial development must be consistent with the location criteria in
this policy, except where specifically excepted by this policy or by Policy 6.1.7, or in Lehigh
Acres by Policies 1.8.1 through 1.8.3.

POLICY6.1.7: Prohibit commercial developments from locating in such a way as to open new

- areas to premature, scattered, or strip development; but permit commercial development to
infill on small parcels in areas where existing commercial development would make a
residential use clearly unreasonable.

POLICY 105.1.4: Through the Lee Plan amendment process, future land use designations of
undeveloped areas within coastal high hazard areas will be considered for reduced density
categories in order to limit the future population exposed to coastal flooding.

POLICY 105.1.5: Zoning requests located in the coastal high hazard area will be considered
for reduced or minimum density assignments, in accordance with their future land use
category density range. This evaluation should be done in concert with an evaluation of other
individual characteristics such as compatibility with existing uses, desired urban form, and
availability of urban services. '

PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Introduction

The proposed amendment is intended for an important location in the County. It is situated at the intersection of
anorth-south inter-county road facility and an east-west State Road. Because of this, development on this site will
have greater impact than other properties of comparable size. The originally proposed amendment was to
redesignate the property to the Intensive Development future land use category. Due to the large potential impact
of residential development at this location, staff requested that the applicant amend the request to the Commercial
future land use category. In doing so, many of the potential impacts of development on the subject property have
been mitigated. This section reviews the potential impact of the proposed amendment on residential and
commercial development, environmental issues and other criteria.

Population Accommodation

The subject property is located in the Pine Island planning community. The current future land use category on
the subject property is Rural, which allow a maximum of 1 dwelling unit per acre. The subject property would
allow atotal of 13 units which equals 27 residents (13 X 2.14 =27.82). The Commercial Future Land Use category
does not permit residential development apart from caretaker residences and the provisions of Chapter XIII of the
Lee Plan. The relevant section of Chapter XIII addresses Minimum Use Determinations and would only allow
residential uses that would already be permitted under the current future land use category. Therefore,
redesignating the property to the Commercial category would cause a reduction of 27 residents. Since the property
is currently vacant, placing the property in the Commercial future land use category will not increase residential
density and decreases potential future residential density. The Pine Island planning community is allocated 190
acres for the Rural Future Land Use category. There are 710 acres of land designated Rural in the planning
community, creating a deficit of 520 acres. The proposed amendment would decrease this deficit by 13.5 acres.
The Pine Island planning community is allocated 226 acres for commercial use. Of that, 154 acres are existing.
This leaves a remainder of 72 acres which is enough to accommodate the 13.5 acres of commercial uses that would
be possible under the Commercial future land use category.
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School Impacts

The proposed amendment will reduce potential future residential density by 13 dwelling units. At a rate of .316
students for every single family residence, eliminating the residential uses from this property will result in a
reduction of 4.108 students in the Lee County School District. This is an insignificant impact on the School
District.

Coastal High Hazard Area

The subject property is in the Tropical Storm and Category 1 Hurricane storm surge zones as depicted on Plate
4 ofthe 1991 Hurricane Storm Tide Atlas for Lee County. The Coastal High Hazard Area (CHHA) includes those
areas within the Tropical Storm and Category 1 storm surge zones. Therefore the subject property is within the
CHHA. Lee Plan Policy 105.1.4 requires that undeveloped areas within the CHHA be considered for reduced
density to limit future populations exposed to storm surge flooding. Redesignating the property to the Commercial
future land use category will decrease the amount of potential residential development within the CHHA. LeePlan
policy 105.1.5 states that zoning requests in the CHHA will considered for reduced density in accordance with
their future land use category. This consideration will include other factors such as compatibility with existing uses
and desired urban forms. Any development in the Commercial Future Land Use category requires that the planned
development process be followed. This would conform to the special considerations listed in Lee Plan Policy
1.5.1.5 in future development review on the subject property.

Environmental Issues :
County Environmental staff have inspected the subject property. The site is heavily disturbed, and has been used
as a pasture. Storm water retention may be a concern because of the condition of the site with regards to wetlands.
The applicant has not submitted a wetland determination by SFWMD on jurisdictional wetlands.

Environmental staff report that the site appears to not historically have been a wetland. The water observed on
the site was possibly due to development on surrounding parcels. This conclusion is supported by the presence
of Boca Fine Sand and Wabassa Sand soils on the site. Both of these soil types are non-hydric, indicative of non-
wetland conditions. These facts are in accord with the species survey submitted by the applicant. The species
survey reports no protected species or signs of protected species were observed on the subject property.

Sheriffs Office
A letter dated November 14, 2007 from the Office of the Sheriff states that the proposed amendment would not
affect the ability of the Lee County Sheriffs Office to provide core services.

Fire

The subject property is served by the Matlacha-Pine Island Fire Control District. The chief of the district has
stated that the district is currently not able to maintain a sufficient level of service to the subject property. The
district is currently in the process of acquiring land for an additional fire station near the subject property that
would provide a sufficient level of fire service. The district is also acquiring land approximately one quarter mile
to the west of the subject property for an ambulance facility.

BMS

In a letter dated January 29, 2007, the Chief of Planning for the Lee County Division of Public Safety stated
opposition to any increase in residential density on the subject property. The applicant has subsequently agreed
to amend the proposal to the Commercial future land use category. This category does not permit residential uses
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and therefore precludes any increase in residential density. Public Safety staff have agreed with this conclusion.

Solid Waste

The applicant submitted a letter from Operations Manage of Lee County Solid Waste Division. The letter states
that the division is capable of providing service to the subject property and that plans have been made to allow
for growth to maintain long-term disposal capacity.

Parks, Recreation and Open Space

Parks and Recreation is one of the areas that are covered by minimum required levels of service. The Lee Plan
standard for minimum level of service for regional parks is 6 acres per 1,000 residents. The mandatory level of
service for community parks is .8 acres per 1,000 residents. Redesignating the property to the Commercial
category would cause a reduction of 27 residents. This would cause a reduction in mandatory regional park
acreage by .162 acres. The required community park acreage would be reduced by .0216 acres.

Historic Resources

The applicant submitted an archeological inquiry about the subject property to the Division of Historical Resources
of the Florida Department of State. The Master Site file lists no previously recorded cultural resources on the
subject property.

Transportation Issues

The subject property fronts on Veterans Parkway on the west and Pine Island Road on the North. Both of these
roads are classified as arterial roadways. Veterans Parkway is designated as a “Limited Access” facility. Access
points are limited to those specified by Board resolution. That resolution currently limits access from Veterans
Parkway to a right in/right out connection approximately one-quarter mile south of the intersection with Pine
Island Road. There is a potential for an additional left-in connection at the south property line assuming a joint
access can be worked out with the Royal Tee Country Club subdivision.

Commercial Compatibility

Lee Plan Goal 6 outlines the Site Location Standards for commercial uses in Lee County. The subject property
is at the intersection of two arterial roadways. Under Lee Plan Policy 6.1.2 part 3, such an intersection conforms
to the location standards for “Community Commercial.” The Community Commercial category lists that the site
area be between 10 and 35 acres. At 13.5 acres, the subject property conforms to this requirement.

The Commercial future land use category permits a Floor Area Ratio of 1. The subject parcel is 13.5 acres which
equals 588,060 square feet of commercial. This exceeds the 400,000 square foot maximum listed for the
Community Commercial site location category. However, the Commercial future land use category does not
require that commercial development strictly comply with the site location standards listed under Lee Plan Goal
6.

Lee Plan Policy 6.1.7 prohibits commercial development that is premature, scattered or strip development. The
intersection of two major arterial roadways provides a commercial node to prevent the creation of strip
development on Pine Island Road. Veterans Parkway is a limited access facility, which will prevent the
proliferation of driveways characteristic of strip development. A community shopping center is located at the
northeastern corner of the intersection. Therefore, the creation of commercial uses on the subject property is not
premature.
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Surrounding Zoning and Future Land Uses

The subject property is in close proximity to land that lays within the boundary of the City of Cape Coral. The
properties abutting on the east as well as the land directly across Pine Island Road and Veterans Parkway are all
within Cape Coral. All of these lands are designated as part of the Pine Island Road District in the Future Land
Use Element of the Cape Coral Comprehensive Plan: A

"Pine Island Road District, illustrated in purple, is located along Pine Island Road from east of Del Prado
Boulevard, and west to Burnt Store Road. Under this land use designation, at least two distinctive zoning
categories will be allowed: Village and Corridor zoning. The Village zone is intended to promote
maximum pedestrian friendliness and minimal automobile traffic between residential areas, shopping
destinations, a variety of entertainment establishments, and employment opportunities. The Corridor
zoning designation will be placed on the land located between the Villages and will include larger scale,
less pedestrian-oriented uses. In general terms, Pine Island Road District will encourage mixed-use
development at key intersections with major North-South streets along Pine Island Road."”

The parcels to the east and west of the subject property are zoned Corridor while the shopping center to the north
is zoned Village. Both of these categories support commercial land uses. These commercial uses would be
compatible with proposed commercial development on the subject property. The Pine Island Road District is
compatible with commercial development. Therefore, the proposed amendment conforms to the Future Land Use
Element of the Cape Coral Comprehensive Plan.

The only county land abutting the subject property is the Royal Tee Country Club subdivision to the south. This
golf course subdivision is zoned RS-2 and is largely, though not fully, built out. The subject property abuts four
or five residential lots in this community. Any commercial development on the subject property would need to
be buffered along this boundary. This would not be difficult for staff to require in the future as any development
in the Commercial future land use category is required to follow the Planned Development process.

Annexation Issues

The subject parcel is adjacent to the Cape Coral City Boundary. The subject property is also identified on Map
1, page 4 of 5, as part of an Urban Reserve Overlay. Lee Plan Policy 1.7.3 states that the Urban Reserve Overlay
indicates areas that are suitable for annexation into an adjacent municipality.

Planning staff has asked the applicant to provide discussion as to whether or not the applicant has considered this
issue, as it has always been the County’s policy to encourage annexation for the enclave parcels along Pine Island
Road. The applicant has provided that the possibility of annexing has been discussed, yet annexation is difficult
as long as the property remains within the Greater Pine Island Water Association franchise area. The applicant met
with Cape Coral staff in 2005 and was told that utility service would not be available until “probably 2020." At
that time, the applicant chose not to apply for annexation, but to apply for a Lee Plan amendment.

Itis Planning staff’s understanding that the impediment to annexations in this area is the fact that the subject parcel
is located in the Greater Pine Island Water Association franchise area and involves the release of water rights to
the City of Cape Coral. In addition, the City Utility Plan does not show the area receiving water/sewer services
until sometime between the year 2010 and 2012.

B. CONCLUSIONS

The proposed amendment will reduce the population impact of development on the subject property. Commercial
uses are appropriate to the site and conform to the site location standards of the Lee Plan. Commercial
development on this site is also compatible with the future land use goals of the City of Cape Coral. The
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Commercial future land use category will have a minimal impact on the School District. Future commercial
development on the subject property will require buffering against the residential lots abutting the south boundary.
[traffic analysis]

C. STAFF RECOMMENDATION
Planning staffrecommend that the Board of Commissioners transmit the amendment to redesignate the future land

use on the subject property from Rural to Commercial.
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A.

B.

C.

PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: March 24, 2008

LOCAL PLANNING AGENCY REVIEW
Planning staff and the applicant gave brief presentations.

LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT SUMMARY

1. RECOMMENDATION:

The LPA voted to transmit the proposed plan amendment. The LPA also voted to amend Lee Plan
Map 7, the Future Sewer Service Areas Map to include the subject property. One LPA member
asked the applicant about the planned uses for the subject property. The applicant stated that the
property would include a mix of general retail uses with the possibility of hotel/motel space as
well. Another member asked about the access to the property from both Pine Island Road and
Veteran’s Parkway. The applicant stated that they would seek a shared access with the gas station
to the east on Pine Island Road. He then stated that there is a right-in/right-out access on Veteran’s
Parkway as previously designated by the Board of County Commissioners. The applicant may seek
a shared access with the Royal Tee subdivision abutting the south side of the property.

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

VOTE:
NOEL ANDRESS AYE
LES COCHRAN AYE
RONALD INGE ABSENT
JACQUE RIPPE ABSENT
CARLETON RYFFEL AYE
LELAND M. TAYLOR ABSENT
RAE ANN WESSEL AYE
STAFF REPORT FOR October 8, 2008
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PART 1V - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
A. BRIAN BIGELOW
TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
STAFF REPORT FOR October 8, 2008
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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

STAFF REPORT FOR October 8, 2008
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
A. BRIAN BIGELOW
TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
STAFF REPORT FOR October 8, 2008
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Lee County Board of County Commissioners
Department of Community Development
Division of Planning

Post Office Box 398

Fort Myers, FL 33902-0398

Telephone: (239) 479-8585

FAX: (239) 479-8519

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)

DATE REC'D ° ' ' REC'D BY:

APPLICATION FEE TIDEMARK N

Zornmrg “'D'—“ ~ Commissioner District ||
Designation on FLUM B

(To be completed by Planning Staff)

Plan Amendment Cycle: D Normal Small Scale | DRI Emergency

Request No:

APPLICANT PLEASE NOTE:

Answer all questions completely and accurately. Please print or type responses. If
additional space is needed, number and attach additional sheets. The total number of
sheets in your application is:

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Additional copies may be
required for Local Planning Agency, Board of County Commissioners hearings and the
Department of Community Affairs' packages.

|, the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents
provided are complete and accurate to the best of my knowledge.

05 |40 e L

DATE SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE

Cee County Comprehensive Plan Amendment Page T of 9
Application Form (06/06) G:\AMS\Cauthen\Resubmittal(3)\CompPlanAmendmentApp.wpd



I. APPLICANT/AGENT/OWNER INFORMATION

John Cauthen

APPLICANT

4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CITY STATE Z1P
239-851-3830 239-334-2952
TELEPHONE NUMBER FAX NUMBER

Michael E. Roeder, AICP

AGENT*

1625 Hendry Street, Suite 301

ADDRESS ,

Fort Myers FL 33901
CITY -~ STATE yd|
239-334-2722 239-334-1446
TELEPHONE NUMBER FAX NUMBER

3150 SW Pine Island Rd, LLC
OWNER(s) OF RECORD
4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CITY STATE 7P
239-851-3830 239-334-2952
TELEPHONE NUMBER FAX NUMBER

Name, address and qualification of additional planners, architects, engineers,
environmental consultants, and other professionals providing information contained
in this application.

* This will be the person contacted for all business relative to the application.

Fee County Comprehensive Plan Amendment PageZofJ
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Il. REQUESTED CHANGE (Please see Item 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

[:] Text Amendment Future Land Use Map Series Amendment
(Maps 1 thru 21)
List Number(s) of Map(s) to be amended

B. SUMMARY OF REQUEST (Brief explanation):

Map amendment from Rural to Commercial.

lll. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY
(for amendments affecting development potential of property)

A. Property Location:
1. Site Address: 3150 SW Pine tsland Road, Cape Coral, FL 33991

2. STRAP(s): -44-23-00-

B. Property Information

Total Acreage of Property: 13.5 + acres

Total Acreage included in Request: 13.5 + acres

Area of each Existing Future Land Use Category: Rural

Total Uplands: 13.5 acres

Total Wetlands: NA

Current Zoning: AG="/

Current Future Land Use Designation_Rural

Existing Land Use: Vacant

LCee County Comprehensive Plan Amendment Page 3 of 9
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C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay: NA

Airport Noise Zone 2 or 3: NA
Acquisition Area: NA
Joint Planning Agreement Area (adjoining other jurisdictional lands): NA
Community Redevelopment Area: NA

D. Proposed change for the Subject Property:  Intensive Development

E. Potential deve!oprﬁent of the subject property:
1. Calculation of maximum allowable development under existing FLUM:

Residential Units/Density 1 unit per acre

Commercial intensity

Industrial intensity

2. Calculation of maximum allowable development under proposed FLUM:

Residential Units/Density 14 units per acre (181 total residential units)

Commercial intensity 400,000 square feet

Industrial intensity

IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the
preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)

A. General Information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5" x 11") for inclusion in public hearing packets.

LCee County Comprehensive Plan Amendment Page 4 of 5
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The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1.

2.

_Cl'l

Provide any proposed text changes.

Provide a Future Land Use Map showing the boundaries of the subject
property, surrounding street network, surrounding designated future land
uses, and natural resources.

Map and describe existing land wuses (not designations) of the subject
property and surrounding properties. Description should discuss consistency

~ of current uses with the proposed changes.

Map and describe existing zoning of the subject property and surrounding
properties.

The tegal description(s)
A copy of the deed(s) for the property subject to the requested change.

An aerial map showing the subject property and surrounding properties.

If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner.

B. Public Facilities Impacts

NOTE: The applicant must calculate public facilities impacts based on a
maximum development scenario (see Part [1.H.).

1.

Traffic Circulation Analysis

The analysis is intended to determine the effect of the land use change on the
Financially Feasible Transportation Plan/Map 3A (20-year horizon) and on the
Capital Improvements Element (b-year horizon). Toward that end, an
applicant must submit the following information:

Long Range — 20-year Horizon:

a. Working with Planning Division staff, identify the traffic analysis zone
(TAZ) or zones that the subject property is in and the socio-economic data
forecasts for that zone or zones;

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by typeletc.),

[ee County Comprehensive Plan Amendment Pageb5of 9
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c. If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff,
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

d. If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those modifications and the
effect on the financial feasibility of the plan;

e. An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change,;

f.If the proposal is based on a specific development plan, then the site plan
should indicate how facilities from the current adopted Financially Feasible
Plan and/or the Official Trafficways Map will be accommodated.

Short Range — 5-year CIP horizon:

a. Besides the 20-year analysis, for those plan amendment proposals that
include a specific and immediated development plan, identify the existing
roadways serving the site and within a 3-mile radius (indicate laneage,
functional classification, current LOS, and LOS standard);

b. ldentify the major road improvements within the 3-mile study area funded
through the construction phase in adopted CIP’s (County or Cities) and
the State's adopted Five-Year Work Program;

Projected 2020 LOS under proposed designation (calculate anticipated
number of trips and distribution on roadway network, and identify resulting
changes to the projected LOS);

c. For the five-year horizon, identify the projected roadway conditions
(volumes and levels of service) on the roads within the 3-mile study area
with the programmed improvements in place, with and without the
proposed development project. A methodology meeting with DOT staff
prior to submittal is required to reach agreement on the projection
methodology;

d. ldentify the additional improvements needed on the network beyond those
programmed in the five-year horizon due to the development proposal.

2. Provide an existing and future conditions analysis for:
a. Sanitary Sewer
b. Potable Water
c. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space.

Analysis should include (but is not limited to) the following:
e Franchise Area, Basin, or District in which the property is located;
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« Current LOS, and LOS standard of facilities serving the site;

» Projected 2020 LOS under existing designation;

s Projected 2020 LOS under proposed designation;

« Improvements/expansions currently programmed in 5 year CIP, 6-10 year
CIP, and long range improvements; and

+ Anticipated revisions to the Community Facilities and Services Element
and/or Capital Improvements Element (state if these revisions are
included in this amendment).

3 Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:

Fire protection with adequate response times;

Emergency medical service (EMS) provisions;

Law enforcement;

Solid Waste;

Mass Transit; and

Schools. '

oo oo

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and 11l for their evaluation. This application should include
the applicant's correspondence to the responding agency.

C. Environmental Impacts
Provide an overall analysis of the character of the subject property and
surrounding properties, and assess the site's suitability for the proposed use

upon the following:

1. A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS).

2. A map and description of the soils found on the property (identify the source
of the information).

3. A topographic map with property boundaries and 100-year flood prone areas
indicated (as identified by FEMA).

4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

5. A table of plant communities by FLUCCS with the potential to contain species
(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCCS and the species status (same as FLUCCS map).

[ée County Comprehensive Plan Amendment Page7of 3
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D. Impacts on Historic Resources
List all historic resources (including structure, districts, and/or archeologically
sensitive areas) and provide an analysis of the proposed change's impact on
these resources. The following should be included with the analysis:

1. A map of any historic districts and/or sites, listed on the Florida Master Site
File, which are located on the subject property or adjacent properties.

2. A map showing the subject property location on the archeological sensitivity
map for Lee County.

F. Internal Consistency with the Lee Plan
1. Discuss how the proposal affects established Lee County population
projections, Table 1(b) (Planning Community Year 2020 Allocations), and the
total population capacity of the Lee Plan Future Land Use Map.

It P — I Y AP ~o D) ,\ ie affecte ; A N S Oy
List all guaib an d objectives of the Lee Plan that are affected by the proposed

amendment. This analysis should include an evaluation of all relevant
policies under each goal and objective.

N

3. Describe how the proposal affects adjacent local governments and their
comprehensive plans.

4. List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment.

F. Additional Requirements for Specific Future Land Use Amendments
1. Requests involving Industrial and/or categories targeted by the Lee Plan as
employment centers (to or from)

a. State whether the site is accessible to arterial roadways, rail lines, and
cargo airport terminals,

b. Provide data and analysis required by Policy 2.4 .4,

c. The affect of the proposed change on county's industrial employment goal
specifically policy 7.1.4.

2. Requests moving lands from a Non-Urban Area to a Future Urban Area

a. Demonstrate why the proposed change does not constitute Urban Sprawi.
Indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘'leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.
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1. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2.

2. Requests moving lands from Density Reduction/Groundwater Resource must
fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.

G. Justify the proposed amendment based upon sound planning principles. Be sure
to support all conclusions made in this justification with adequate data and

analysis.

Item 1: Fee Schedule

1 Map Amendment Flat Fee $2,000.00 each
Map Amendment > 20 Acres $2 .000.00 and $20.00 per 10 acres
Small Scale Amendment (10 acres or less) | $1,500.00 each

| Text Amendment Flat Fee $2,500.00 each

Page 9 of 9
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AFFIDAVIT

I, Johnson W. Cauthen as Managing Member of 3150 SW Pine Island Road, LLC,
a Florida Limited Liability Company , certify that | am the owner or authorized
representative of the property described herein, and that all answers to the
questions in this application and any sketches, data, or other supplementary
matter attached to and made a part of this application, are honest and true to the
best of my knowledge and belief. | also authorize the staff of Lee County
Community Development to enter upon the property during normal working hours
for the purpose of investigating and evaluating the request made through this

Yo

gnat e/M/ owfner or owner-authorized agent. /Date /

SoHwgon L. Coursen

Typed or printed name

STATE OF FLORIDA)
COUNTY OF LEE )

The foregoing instrument was certified and subscribed before me this L 7
day of \TE&O// 2006 , by _ Johnson W. Cauthen as Managing Member of 3150
SW Pine Island Road. LL.C. a Florida Limited Liability Company , who is

personally @ho has produced as

identification.

(/)/1/;44/;41 Zﬁl) ?77/1.4/

(SEAL) S, capiceL FReese  Signature of notary publit
@ . MY COMMISSION ¥ DD 502750

. EXPIRES: January 28, 2010
Bondad Thru Budgst Holary Survices

Printed name of notary public
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Existing Land Uses
EXHIBIT A.3

The subject property is vacant and designated Rural on the County’s land use map. To the north of
the subject property is Pine Island Road and then a large shopping center anchored by Publix. This
property is located in the Pine Island Corridor District in the City of Cape Coral. To the west of the
subject property is Veterans Pkwy. and beyond that is a vacant parcel that 1s also a part of the Pme
Island Corridor District. To the south is the Sandoval Residential Development in the City of Cape
Coral and to the east is a Shell Gas Station in the Pine Island District Corridor and also Royalty
Country Club which is in Unincorporated Lee County and is designated Rural.



This instrument preparcd by:

EXHIBIT A.6

Bumt Storc Title Services, [pc.
15500 Bumt Storc Rd., Suite 106

Debbic Bollinger = UI'BE\QQB{F Fgs 8282 - 2133 (iepys;
iKECURDED 6771572884 Birel:ap i

Property Appraiscr's CHARLIE GREEN, CLERK OF COURT
Parcel Identification No: 20-44-23-00-00002.0000 LEE CDUNT(, F.ORIDA

3-9) DEED DOC 25, 666 50

EPUTY CLERE & Sherwocu
\)&) Warranty Deed by Trus{,ee
()\O (Section 689.071, Florida Statutes)
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THIS INDENTURE_ madeJuly |S . 2004, between Ronald A. York, Trustee and James
L. Bevillard, Trustee Under Trust Dated 11/14/1989, pursuant io Florida Statute 689.071 unde:
the provisions of the unrecorded Trust with full power and authority in them jointly, or if one dies, then
in the survivor to protect, conserve, and to sell, or to lease, or to encumber or otherwise to manage and
dispose of the real property described hereafter under the authority of 689.071, Florida Statute (1981),
whose post office address 15 4524, SE 16 Place Suite 3, Cape Coral, Florida 33504Grantor*, and 3150
SW Pine Island Road LLC, a Florida limited liability company, Grantee*, and whose post office

aAn S 18 i - i i + ? >R G ),
address ,'_7/ 36 »% !(_/tl o L’Ll._é'\_/[.d»\_, »I_,L,ank

copy O wr%rmgr\ Aotauments wbtkached
*"Grantor” and "Granlee™ arc used for singular or plural, as context requurcs.

Witnesseth:

That the Grantor, for and in consideration of the sum of TEN and 00/100 DOLLARS ($10.00) and other
good and valuable consideration, to Grantor in hand paid by the Grantce, the receipt whereof 1s hereby
acknowledged, has granted, bargained and sold to the Grantee, and Grantee's heirs and assigns forever. the
following described land, situate, lying in Lee County, Florida, to wit:

See Exhibit A" attached hereto and expressly made a part hereof.
This deed is cxccuted subject to restrictions, reservations and easements of record and taxes for the current year

TO HAVE AND TO HOLD, this rcal estate in fee simple to the grantee and the grantee's herrs.
successors, and assigns, forever, with the appurtcnances

AND, the grantor hereby covenants with said granice that the grantor is lawfully scized of said land
fee simple: that the grantor has good and lawful authonity to scll and convey said land: that the grantor hereby
fully warrants the title to said land and will defend the samc against the lawful claims of alt persons whomsoever.
and that said land is free of all encumbrances, except taxes accruing subsequent to December 31,2002, and
sasements and restrictions of record, if any, but this reference to said restrictions shall not serve to reimpose the

saimne.

It is expressly understood and agreed by and between the parties hereto, anything hercin to the contrary
notwithstanding, that each and all of the warranties, indemnities, representations, covenants, undertakings and
agrecements hercin made on the part of the Trustee while in form purporting to be the warrantics, indemmtics,
representations, covenants, undcrtakings and agreements of said Trustee are ncvertheless each and every one of
them, made, and intended not as personal warrantics, indemnities, representations, covenants, undertakings and
agrecments by the Trustec or for the purposc or with the intention of binding said Trustee personally but are madc
and intended for the purpose of being only that portion of the trust property specifically described hereim, and
this instument is exccuted and delivered by said Trustee not in his own right, but solely in the exercise of powurs
conferred upon him as Trustee and that no personal hability or personal responsibility is assumed by nor shall
at any time be asscried or enforceable against the Trustee or any of the beneficiaries under said Trust Agreement
on account of this instrament.

FURTHER, GRANTOR herein, being first duly sworn by the undersigned and by execution hereof,
deposes and says: that the named Declaration of Trust set forth above, remains in full force and effect, never
having been terminated and/or revoked. That said Declaration of Trust provides that the Trustee shall have the
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express power to sell, assign, exchange, convey and otherwise transfer any part or all of the property held under
the terms of the trust at such times and upon such terms and conditions as the trustee may determine prudent and
for the best interest of the trust estate and to receive and receipt for the proceeds of the sale. Further, that the
property is not considered homestead property of the grantor or its beneficiaries under the meaning of the laws
of the State of Florida.

IN WITNESS WHEREOF, the said grantor has hereunto set grantor's hand and seal the day and year
first above written:

Signed, sealed and delivered

in our presenee:
ey
Al

Slgnq‘ure ofFirs St Witness ROT\YAfD A\YORK RUSTE
Printed Name: Paul Sabutis

e\ B
ijg\a/u,wﬂ M/\X/}"‘//‘!M _ 3 7

Signature of Second Witness ' JA]\%S L. BEVILLARD, TRUSTEE
Printed name: Frances A. Weber-Sabutis

STATE OF FLORIDA
COUNTY OF

| HEREBY CERTIFY that on this date, before me, an officer duly qualified in the State aforesaid and
in thz County aforesaid to take acknowledgments, personally appeared Ronald A. York, Trustee and James L.

Bevillard, Trustee Under Trust Dated 11/14/1989, who executed the foregoing instrument in his/her/their
personal or authorized representative capacity(ies) indicated above, and

¥ who is personally known to me by ongoing acquaintance of 2 0@ months, or

[ ] who has produced their as identification,

WITNESS my hand and official seal in the County and State last aforesaid this I5th day of

July ,20 04
..,r' o,% Karen Gemma Mayss
* My Commission DD171930 W Wd/

«
3’)‘,,,@‘? Expires February 13, 2007 Pubh\‘{ Karen Gemma Ma{és
(NOTARY SEAL)

Pnnted Notary Signature
My commission expires: 02/13/2007
My Commission Number DD171930
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Exhibit “A”

A portion of the E Y of the E %% of the E % of the NE % of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78) AND a portion of the W ¥ of the W % of the NW ¥ of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for
said Pine Island Road (SR No. 78), said portions being more particularly described as follows:
Commence at a railroad spike marking the NW corner of said Section 20; thence S 0 degrees
11’50" W along the West line of said NW %4 of Section 20, 33.00 feet to an intersection with the
South right of way line of said Pine Island Road (SR No. 78); thence due East along said right of
way line, 134.84 feet to a steel pin with a plastic_cap bearing the stamp LB 697 and the Point of
Beginning; thence continue due East along the said right of way line, 370.96 feet to a steel pin
and cap; thence S 00 degrees 03'41" W. 1,299.58 feet to a steel pin and cap; thence N 89
degrees 53'31" W, 508.88 feet to a 2 v, "round concrete monument marking the SW corner of
said West % of the W % of the NW % of:the NW % of said section 20; thence N 89 degrees
27°38" W, 184.71 feet to 3 steel pin and cap; thence N 00 degrees 10°39" £, 861.77 feettoa
steel pin and cap; thence S 89 degrees 49'21" E, 300.00 feet to a steel pin and cap; thence N 00
degrees 10'39" E, 436.24 feet to 3 steel pin and cap and the Point of Beginning. LESS and
EXCEPT Burnt Store Extension road right of way described in Order of Taking recorded
September 30, 1999 in O.R. Book 3173, Page 1317, Public Records of Lee County, Florida.

Page 2
#169845— 07/14/2004

Book4367/Page204 Page 3 of 12



21 jo  abed Gozebed//9¢cyoog

f
| nmm
P {
Zn ,m w m” mmm; m m
m Eg o} S B mmmm_
e .@m%w_mﬂ.% i i 3 i
mmgm_mmm.um.—w.:M.~..ummw~mnﬁmf1=:_q:m, =Sl B mmm
_ K
: d Wm
| m i
m iy
4
. T i
m .
B> g |
V M b4 . :
4 ! i
N 1 |
Ymmm % m
3 . ey BRI |
! W = mu MN 1 ENEH m
S8 g @ %ﬁa% 7 ¢ N Pt |
DIE Fe o e
& “ h ,
_ m ) mum FLTH 3
Loy e i
S b mﬂuwwmmw m
bt
| yuwmm
‘ 1
O P R
m M IR Wm o L N“.mm mmmmwﬂmwmm i
mmmmmmmem,,Hhmwmw ﬁmﬁﬁwwxﬁmmww
; g i5 §yol i 1ig1 ¢ al | :f [ Sibadidiily £y i
mmmmwmmmmwm Bef ey 8 g Hufpalialit .4
2 454 pibeier Bapt Boaigl 13 f b wmww.mﬁﬁmm, Eogkg i
i m : mm Mmmmm i Mmmm "m mmm {5 i healiopiasy i mm g
A ERHIE T BRI R RN
; ummmmf mw%mmu mw:m shy 13 mnmmumen s mmN._ mm«m
M s ©® mmm 3 x? MMm Wm um EH HEE wmmm ,mum mwmmm&m RN mm S
Wi fs IEE mm% MM i b mw Y Mm“mm mumuukwwi mmmm mm
! mm s n am 2 s 8 m MWW nM m m 1 nWM ‘wnm by Mn gz W < wmmv mnw § wnwmmm wm y 31 mm
. ERign i i Gl Baithie i, |
mW_mwmmzwmmmmxmmmmmwmmm,mwmmmw i e
|




Date: 7/15/04 Time: 11:30 AHM To: @ 9392534 o KR&EA FOrt MyeXs rax rage: vui uve

-
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FLORIDA DEPARTMENT OF STATE o
Glenda E. Hood *

Secretary of State
July 13, 2004
SARA LEA
CsC

TALLAHASSEE, FL

The Aricles of Organization for 3150 SW. PINE ISLAND ROAD, L.L.C. were filed on
July 13, 2004, and assigned document nurnber L04000051703. Please refer to this
number whenever corresponding with this office.

In accordance with section 608.406(2), F.S., the name of this limited liability company is
filed with the Department of State for public notice only and is granted without regard to
any other name recorded with the Division of Corporations.

The certification you requested is enclosed.

A limited liability annual reporduniform business report will be due this office between
January 1 and May 1 of the year following the calendar year of the file date. A Federal
Employer Identification (FEI) number may be required before this report can be filed.
Please apply NOW with the Internal Revenue Service by calling 1-800-828-3676 and
requesting form SS-4.

Please be aware if the limited liability company address changes, it is the responsibility
of the limited liability to notify this office.

Should you have any questions regarding this matter, please contact this office at the
address given below.

Buck Kohr

Document Specialist

Registration/Foreign Quaiification

Division of Corporations Letter Number: 604A00044569

Account number: 72100000032 Amount charged: 155.00

Division of Corporations - P.O. BOX 6327 -Tallahassee, Florida 32314

Book4367/Page206 Page 5 of 12
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Bepartment of Htate

EiEiS:

| certify the attached is a true and correct copy of the Articles of Organization of
3150 SW. PINE ISLAND ROAD, L.L.C.. a limited liability company organized
under the laws of the state of Florida, filed on July 13, 2004, as shown by the
records of this office.

C

2

SiEiE

The document number of this limited liability company is LO4000051703.

Given under my hand and the
Great Seal of the State of Florida
at Tallahassee, the Capitol, this the
Thirteenth day of July, 2004

Do & oco/

@lerdon 1. Hood
gg'er:rx:iurg of Stute
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Date: 7/15/04 Time:

11:30 AM To: @ 9392534 R&A Fort Myers Fax rage:

g;d3 ‘%L /(\
[
o ¢ =
T s
ARTICLES OF DRGANIZATION FOR FLORIDA Ty, v R
LIMITED LIABILITY COMPANY e g ',
OF O S
~A .
< PL -
3150 S.W. PINE ISLAND ROAD, L.L.C. 2%
<,
ARTICLET
Naroe

The name of this Limited Liability Company is 3150 S.W. PINE ISLAND ROAD,L.L.C.

ARTICLET
Address

The maiting address and street address of the principal office of the Limited Lizbility Corpeny is:
4353 Michigan Link Fort Myers, FLL 33916,

ARTICLEIL

Duration

The period of duration of the Limited Liability Company is in perpetuity cxcept as may be terminated
pursaant to the Limited Liability Operating Agreement.

ARTICLETV
Registered Office and Apent

The initial registered office of this Company shall 4353 Michigan Link Fort Myers, FL 33916,
Telephone: (239} 334-7343, and its initial registered apgent at such office shall be Johnsou W. Cauthen.

ARTICLEV
Management

The Limited Liability Company shall be managed by a Manager in accordance with regulations edopicd
by the membears for the management of the business and affairs of the Company. These regulations may contain,
additional provisions for the reguletion and management of the affairs of the Company consistent with Jaw or these
articles of organizntion. The names and addresses of the members of the Corupariy are:

Book4367/Page208 Page 7 of 12
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R&A Fort Myers Fax Page: 0O/ UV

Pate: 7/15/04 Time: 11:30 AM To: 8 9392534

Atlbect O’Donncll 4291 Williams Road
Estero, FL. 33928
4291 Wilhiams Road

Patricia O’ Donnell
Estero, FL. 33928

ARTICLE VI
Admiksion of Additional Membars

Additional members will be admitted only with the unanfmous consent of 2ll Members upon such terms as

are unanimously agrecd to by all Members.
ARTICLE VI
Members Rights to Continue Business
The remaining members of the Limlted Liability Company shall have the right to continue tlre business on

the desth, retiranent, resignation, sxpulsion, bankruptey, or dissolution of a member or the occurrence of eny other
event which termiinates the cantipved membership of 2 member in the Limited Liability Company.

Dated this l ~ day of July, 2004.

Pruz2r3 [91757.]

Book4367/Page209 Page 8 of 12



REA Port Myers Fax Page: 00H-0OB

Date: 7/15/04 Time: 11:30 AM To: @ 5392534

CERTIFICATE OF DESIGNATION OF
REGISTERED AGENT/REGISTERED OFFICE

PURSUANT TO THE PROVISIONS OF SECTION 608.415 OR 608.507, FLORIDA STATUTES, THE UMDERSIGNED LIMITED
LiaBiiry  COMPANY  SUBMITS THE FOLLOWING STATEMENT 1N DESIGNATING THE REGISTERED

QFFICE/REGISTERED AGENT, IN THE STATE OF FLORIDA:

1. " The nnroe of the Limited Liability Company is 3150 S.W_Pinc Island Roed, L.1..C.

2. The name and address of the registered agent and office is:

JOHNSON W. CAUTHEN
4353 Michigan Link
Fort Myers, FL. 33916

Telephone: (239) 334-7343

Having been named as repistered agent and to accept service of process for the above-stated Liwited Liability

Company at the place designated in this certificate, [ hercby accopt the appointment as rogistered agent and agree
to act in ths capacity. | further sgree to comply with the provisions of afl statuses releting to the proper and
complete performance of my duties, and I am familiar with and acecpt the obligations of my positon as registered

agent.

~
Dated Tuly | g, 2004

TAOTHEN  ~—

Paped b3 ans

Book4367/Page210 Page 9 of 12



MEMBER’S AFFIDAVIT

The undersigned, being all of the Members of 3150 S.W. PINE ISLAND ROAD, L.L.C,,
a Florida limited liability company (the "Company"), who being by me first duly sworn, state
as follows:

1. That the Company owns the reai property described as follows:

See attached Exhibit "A”

2. That the undersigned, Johnson W. Cauthen, Alpert O'Donnell and Patricia °
O’Donnell (the "Members”) represent all of the members of the Company. '

3. That Johnson W. Cauthen (the "Manager") is the Manager of the Company.

3 That-the Manager, on behalf of the Company, IS authorized 1o oblain a ioan or

loans from COLONIAL BANK, M.A., its successors and/or assigns (the "Bank”) to the Company,
without limit as to amount, including any amendments, modifications, or renewals thereof, on
such terms and conditions required by Bank, and to encumber any and all property of the
Company, including, but not limited to, the Real Property, as security for said loan or loans, on
such terms and conditions as required by the Bank. The Manager, on behalf of the Company, is
authorized to execute and deliver to the Bank any and all documents requested by the Bank to
evidence or secure said loan or loans, including, but not limited to, promissory notes,
mortgages, security agreements, assignments, financing statements and any other instruments
requested by Bank, and any amendment, modification or renewal of the same.

4. That the Articles of Organization and Operating Agreement delivered to the Bank
are a true and correct copy of the Articles of Organization and Operaling Agreement of the
Company, and said Articles and Operating Agreement haygynot been amended, modified, or
terminated, and the Company is in full force and effect an n dissolved.

n W. Cauthen

Albert O’'Donnell

Patricia O’'Donnell

Page 1
#169834 — 07/14/2004
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STATE OF FLORIDA .
COUNTY OF LEE

The foregoing instrument was acknowledged before me this ) 6 day of July,
2004, by JOHNSON W. CAUTHEN, who w is personally known to me or who [ has produced
as identification.

{2

NOTARY RUBBER STANIGY DEBORAY LEA BOLLINGER
OR EMBOSSED SEAL ¥ %} MY CopMlssION #oc iripted Name
«
T &

STATE OF FLO
COUNTY OF LEE

The foregoing instrument‘was acknowledged before me this /;; day of July,

T O'DONNEL L who [ is personally known to me or who L1 has produced

ST ININGT Wil v

A as identification.

2

Y
B

NOTARY RUBBER STAMP
OR EMBOSSED SEAL

YV GepORAH LEABIIGUGEIBME ¢
2 bé@f“ MY comwssxow{j’_ “——_
& EXPIRES: NOVGH) ion '\{9 Expiration Date
%&' o FL NOTARY SERVICE & BONDING, INC- :

COUNTY OF LEE

The foregoing instrument was acknowledged before me this /5 day of July,
2004, by PATRICIA O'DONNELL, who [T1 is personaily known to me or who (J has produced __

as identification. i Z
EL(}/ - as &4\4‘-*—/'
. d

Notary N
NOTARY RUBBER STAMP SEAL PB}EBB'E BGLL'NGER
OR EMBOSSED SEAL Printed Name
Commission No. Expiration Date

NI NETENE LTSN

DEBORAH 1LEA BOLLINGER
MY COMMISSION #CC 98472

A& EYPIPES: S0V 29, 2004
W‘\_$ FL NOTARY SERVICE & BONDING, INC.

Page 2
#169834 — 07/1412004
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Exhibit “A”

A portion of the E ¥z of the E % of the E ¥ of the NE ¥ of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78) AND a portion of the W % of the W % of the NW % of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way
for said Pine Island Road (SR No. 78), said portions being more particularly described as
follows: Commence at a railroad spike marking the NW comer of said Section 20; thence S 0
degrees 11'50" W along the West line of said NW Y of Section 20, 33.00 feet to an intersection
with the South right of way line of said Pine Istand Road (SR No. 78); thence due East along
said right of way line, 134.84 feet to a steel pin with a plastic cap bearing the stamp LB 697 and
the Point of Beginning; thence continue due East along the said right of way line, 370.96 feet 10
a steel pin and cap; thence S 00 degrees 03'41" W, 1,299.58 feet to a steel pin and cap; thence
N 89 degrees 53'31” W, 508.88 feetto a 2 % “round concrete monument marking the SW comer
of said West % of the W % of the NW % of the NW % of said section 20; thence N 89 degrees
27'38" W, 164.71 feet to a steel pin and cap, thence N 00 degrees 10°39" E, 861.77 feet to a
steel pin and cap; thence S 89 degrees 49'21” E, 300.00 feet to a steel pin and cap; thence N

S i o and the Point of Beginning. LESS and

00 degrees 1039 E, 436.24 jeet 0 a steel pin and cap and the | of Be
EXCEPT Burnt Store Extension road right of way described in Order of Taking recorded
September 30, 1999 in O R. Book 3173, Page 1317, Public Records of Lee County, Florida.

Page 3
#169834 — 07/14/2004
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EXHIBIT B.1

TRANSPORTATION
CONSULTANTS, INC.

TRAFFIC CIRCULATION ANALYSIS

PREPARED FOR A

COMPREHENSIVE PLAN AMENDMENT

FOR

CAUTHEN SITE
3150 SW PINE ISLAND ROAD

PROJECT NO. 0609.27

PREPARED BY:
TR Transportation Consultants, Inc.
13881 Plantation Road, Suite 11
Fort Myers, FFlorida 33912-4339
239-278-3090

September 28, 2006
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TRANSPORTATION
CONSULTANTS, INC.

L. INTRODUCTION

TR Transportation Consultants, Inc. has conducted a traffic circulation analysis pursuant
to the requirements outlined in the application document for Comprehensive Plan
Amendment requests. The analysis will examine the impact of the requested land use
change from Rural to Intensive Development. The approximately 12.95 acre propertly 1s
Jocated al the southeast corner of Pine Island Road and Veterans Par]{Way in Lee County,

Florida. The existing land use designation on the property is Rural.

The following report will examine the impacts of changing the future fand use catcpory

from the existing fand usc to Intensive Development.
1. EXISTING CONDITIONS

The subject site is currently vacant. ‘The site is bordered to the north by Pine Island Road
(S.R. 78), to the east by commercial and vacant land, to the south by the Royal Tee
residential community (now referred to as Cape Royal) and o the west by Veterans

Parkway.

Pine Island Road (S.R. 78) is a two-lane arterial roadway that extends from Pine Island
(o east of 1-75. Pine Island Road has a posted speed limit of 55 mph adjacent to the
subject site and is under the jurisdiction of the Florida Department of Transportation
(FDOT). Pine Island Road has been designated by I'DOT as a Federal Intrastate
Highway System (FIHS) route. Due to this designation, the adopted Level of Service for
this roadway is higher pursuant to Florida Administrative Code. This is also adopted in
the Lee County Comprehensive Plan (Lee Plan). Currently, the adopted Level of Service

on Pine Island Road east of Burnt Store Road to U.S. 41 1s LOS “C”.

Other roads in the area of influence, including Pine Island Road west of Bumnt Store
Road, have an adopted Level of Service Standard of LOS “E” pursuant to the Lee County

Comprehensive Plan. Chiquita Boulevard, which is under the jurisdiction of the City of
Page 1




|\ TRANSPORTATION
CONSULTANTS, INC.

Cape Coral, has an adopted Level of Service of LOS “D”. The Level of Service

thresholds utilized in this analysis are outlined in the Appendix of this report in Table

1AL
[11. PROPOSED PLAN AMENDMENT

The proposed Comprehensive Pla'nA Amendment would" change the future land use
designation on the subject site from Rural to Intensive Development. Based on the
permitted uses within the Lee Plan for these land use designations, the change would
result in the subject site being permitted to be developed with both residential and

commercial uses.

With the proposed land use change, the map amendment would include a text to limit the
development to the following uses: 181 single family residential units, 80,000 square
feet of office uses. 80.000 square fect of retail uses, 20,000 square feet of medical office
uses and 20,000 square feet of restaurant uses. Table T highlights the intensity of uses

that are proposed with the proposed land use designation.

Table 1
3150 SW Pine Island Road
Land Uses

. LandUse Category - |-~ - -Intensity. oo
Single Family Homes 181 Units
Retail 80,000 square feet
Office 80,000 square feet
Medical Office 20,000 square feet
Restaurants 20,000 square feet

IV. IMPACTS OF PROPOSED PLAN AMENDMENT

The transportation related impacts of the proposed comprehensive plan amendment were
evaluated pursuant to the criteria in the application document. This included an

evaluation of the long range impact (20-year horizon) and short range (5-year horizon)

Page 2



TRANSPORTATION
CONSULTANTS, INC.

impact the proposed amendment would have on the existing and future roadway

Infrastructure.

Long Range Impacts (20-year horizon)

The Lee County Metropolitan Planning Organization’s (MPO) recently updated 2030
long range transportation travel model was reviewed to determine the impacts the
amendment would have on the surrounding area. The subject site lies within Traffic

AZ) 1032, For thi

Zone (TAZ a new TAZ was created (TAZ 1757) 1o
analyze the impacts the proposed change would have on the 2030 Financially Feasible
plan as adopted by the Lee County Metropolitan Planning Organization. Table 3
identifies the land uscs that were computed and utilized for TAZ 1757 and for the Long
Range Transportation Analysis. The employment per 1,000 square feet for retail and
restaurant uses as well as service uses (office/medical office) was taken from the factors
provided mn the “Typical Employment Conversion Factors™ table, utilized by the MPO

and Lee County. The residential population was based on the residents per dwelling unit

ratio that 1s contained in TAZ 1032.

Table 3
TAZ 1757
Land Uses for Analysis

Spory. oo [ Intensity o

Single Family Homes 396 Population
Retail/Restaurant 250 Employces
Service (Office/Medical Office) 384 Employees

The modifications made (o the TAZ data, including ZDATAL and ZDATA2 files, are

attached to the Appendix for reference.

With this amendment, it was assumed that there would be site access provided to both
Pine Island Road and Veterans Parkway. The subject site has approximately 1,250 feet

of frontage along Veterans Parkway.
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The 2030 Long Range Transportation model (FSUTMS) was run with the data shown in
Table 3 to indicate what additional improvements above and beyond those identified in
the 2030 Financially Feasible Highway Plan would be required to support the map
amendment. The financially feasible highway plan, as approved by the MPO, was
included in the FSUTMS runs. Based on the MPO plan, the financially feasible road
network in this area includes widening of several roads. State Route 78 is recommended
to be widened between Burnt Store Road and Chiquita Boulevard. This project 1s in fact

[ o -~
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unaing 101 Consu
FDOT at this time. Burnt Store Road north of Pine Island Road is also shown to be
widened to four lanes in the 2030 Financially Feasible Plan. Lee County has commenced
design of this improvement and it 1s scheduled for construction within the next six (o ten
years. Other improvements in the area include the widening of Vetcrans Parkway from
Chiquita Boulevard east as a limited access expressway with grade separations at all of
the major cross streets.  Based on this analysis, no roadway segments are shown (o

operate below the adopted Level of Service standard i the year 2030.

Table 113 included in the Appendix of this report identifies the projected 2030 peak hour,
peak direction volumes anticipated based on no changes to the 2030 Financially Feasible
travel model as currently adopted by the MPO. The table identifies the projected peak
hour, peak direction volume and the Level of Service on that link that is projected in
2030 with the improvements that are identified on the Financially Feasible Highway

Plan.

Table 1C includes the peak hour, peak dircction volumes with the model output based on
the inclusion of TAZ 1757 as previously discussed. The Florida Standard Urban
Transportation Model Structure (FSUTMS) was ran with the modified TAZ data as
shown in Table 3. As can be seen from the results, there are no changes to the Level of
Service on any of the area roadways as a result of the proposed change (o the land use as

identified in this analysis.
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Short Range Impacts (5-year horizon)

The Lee County Capital Improvement Program for Fiscal Year 2006/2007 to 2010/2011
was reviewed, as well as the FDOT Work Program for Fiscal Year 2005/2006 to
2009/2010 to determine the short term impacts.the proposed land use change would have
on the surrounding roadways.

“DOT Worle program or the Lee County
work program that provide additional capacity in the next five years in the arca of the
subject site. FDOT is currently in the process of finalizing design plans for the widening
of S.R. 78 from Burnt Store Road to Chiquita Boulevard. There has been no construction

funding established at this time for this improvement.

Recommendations fo the Long Range Transportation Plan

Based on the analysis with the 2030 Financially Feasible Highway Plan, the roadway
segments in the study arca will operate within acceptable conditions i 2030 with the
additional units requested with this plan amendment. The only exception ts the segment
of Pine Island Road west of Burmt Store Road. This segment of Pine Island Road has
been deemed constrained due 1o the Matlacha Pass Bridge and Lee Plan Policies in effect.
The impact this amendment has on that segment 1s negligible, based on the analysis. As
can be seen in Table 1B and 1C, the projected 2030 peak hour, peak direction volume on

this link is only projected to increase by less than 1% as a result of the change in land use.
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V. CONCLUSION

The proposed comprehensive plan amendment is to modify the future land use from
Rural to Intensive Development on approximately 12.95 acres located at the southeast
corner of Pine Island Road and Veterans Parkway will not cause any changes to be made
to the Long Range Transportation Plan. An ana}ysis of the 2030 Recommended Long
Range - Transportation Plan indicate that the roadway segments will operate within the
acceplable Level of Service standards in 2030 without modification to the-Long Range

[3 SR UPE A 5 § S,
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TABLES 1A, 2A & 3A



TABLE 1A
PEAK DIRECTION LEVEL OF SERVICE THRESHOLDS

ROADWAY LOS A LOS B LoscC LOS D LOSE
~ ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUWME VOLUME
Pine Island Road W. of Veterans/Burnt Store 2LN 100 360 710 1000 1270

E. of Veterans/Burnt Store 4LN 450 1830 1900 1950 1950
E. of Centroid Connection 4LN 450 1630 1800 1950 1950
E. of Surfside Bivd. 41N 450 1630 1800 1950 1950
E. of Chiguita Blvd. 41N 450 1630 1900 1950 © 1950
W. of Santa Barbara 41N 450 1630 1800 1950 1950
Veterans Pkwy S. of Pine Island Rd. 4N 270 1620 1970 2030 2030
W. of Surfside Blvd. 4LN 270 1620 1870 2030 - 2030
E. of Surfside Blvd. 4LN 270 1620 1970 2030 2030
E. of Chiquita Blvd. BLN 1590 2580 3720 4820 5480
W. of Santa Barbara BLN 1580 2580 3720 4820 5480
Burnt Store Road N. of Pine Island Rd. 4LN 450 1630 1900 1950 1950
Chiquita Blvd. S. of Pine Island Rd. BLN 0 0 1740 2450 : 2580
N, of Veterans Pkwy. BLN 0 0 1740 2450 2580

LEVEL OF SERVICE THRESHOLDS TAKEN FROM LEE COUNTY GENERALIZED LOS TABLES

FOR PINE ISLAND ROAD, VETERANS PARKWAY AND BURNT STORE ROAD

FOR CHIQUITA BOULEVARD (CITY OF CAPE CORAL ROAD), FDOT GENERLIAZED L.LOS TABLE 4-7 FROM Q/LOS MANUAL USED
FOR VETERANS PARKWAY EAST OF CHIQUITA BLVD., UNINTERRUPTED FLOW HIGHWAY UTILIZED



Table 1B
2030 Traffic Conditions
2030 Financially Feasible Road Network

# Of Raw FSUTMS PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.
ROADWAY SEGMENT Lanes LOS Std. PSWDT # Factor AADT Factor Factor Pk Direction Stnd. OF]
Pine Island Road W. of Veterans/Burnt Store 2LN E 39,938 3 1.22 32,736 0.097 0.55 1,746 1,270 F
E. of Veterans/Burnt Store  4LN C 19,608 3 1.22 16,072 0.097 0.55 857 1,900 B
E. of Centroid Connection 4LN C 18,129 3 1.22 14 860 0.097 0.55 793 1,800 B
E. of Surfside Bivd. 41N C 21212 3 1.22 17,387 0.087 0.55 928 1,900 B
E. of Chiguita Blvd. 4LN C 24,504 3 122 20,085 0.087 0.55 1,072 1,900 B
W, of Santa Barbara 4LN C 30,151 3 1.22 24,714 0.097 0.55 1,318 1,900 B
Veterans Pkwy S. of Pine Island Rd. 4LN E 25,550 50 1.03 24 806 0.091 0.63 1,422 2030 B
W. of Surfside Blvd. 4LN E 23,381 50 1.03 22,700 0.091 0.63 1,301 2030 B
E. of Surfside Bivd. 41N E 35,791 50 1.03 34,749 0.091 0.83 1,992 2030 D
E. of Chiquita Blvd, BLN E 58,192 50 1.03 56,497 0.091 0.63 3,239 5480 C
W. of Santa Barbara BLN E 84772 50 1.03 62,885 0.081 0.63 3,606 5480 C
Burnt Store Road  N. of Pine Isiand Rd. 4LN E 24,283 12 1.08 22,484 0.091 0.64 1,309 1950 B
Chiquita Blvd. S. of Pine Island Rd. BLN D 31,077 50 1.03 30,172 0.081 0.63 1,730 2450 C
N. of Veterans Pkwy. BLN D 29,496 50 1.03 28,6837 0.091 0.83 1,642 2450 C




ROADWAY
Pine Isiand Road

Veterans Pkwy

Burnt Store Road

Chiguita Blvd.

SEGMENT
W, of Veterans/Burnt Store
E. of Velerans/Burnt Store
E. of Centroid Connection
E. of Surfside Bivd.
E£. of Chiquita Blvd.
W. of Santa Barbara

S, of Pine Island Rd.
W, of Surfside Blvd.
E. of Surfside Bivd.
E. of Chiquita Bivd.
W. of Santa Barbare

N. of Pine island Rd.

S, of Pine Istand Rd.
N. of Veterans Pkwy.

# Of

2030 Traffic Conditions with Proposed Density at River Hall

Table 1C

2030 Financially Feasible Road Network

Raw FSUTMS PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.

Lanes LOS Std. PSWDT # Factor AADT Factor Factor Pk Direction  Volume LOS
2LN E 39,995 11 1.22 32,783 0.097 0565 1,749 1,270 F
4LN C 21,805 k! 1.22 17.873 0.097 0.55 854 1,900 B
4LN cC 21,983 11 1.22 18.019 0.097 0.55 961 1,900 B
4LN C 20,932 5 1.22 17,187 0.097 0.55 915 1,900 B
4LN C 26,171 5 1.22 21,452 0.097 0.55 1,144 1,900 B
4LN C 30,538 1.22 25030 0.097 0.55 1,335 1,900 B
4LN E 24751 5 1.03 24,030 0.091 0.63 1,378 2030 B
4LN E 24,082 5 1.03 23,361 0.091 0.63 1,339 2030 B
4LN E 36,234 5 1.03 35179 0.091 0.63 2,017 2030 D
BLN E 58,200 5 1.03 56,505 0.081 0.63 3,239 5480 C
BLN E 64,563 5 1.03 62,683 0.091 0.63 3,594 5480 C
4LN E 25,377 5 1.08 23,497 0.091 0.64 1,368 1950 B
8LN D 28,188 5 1.03 27,367 0.091 0.83 1,569 2450 C
BLN D 28,965 5 1.03 28,121 0.091 0.63 1,612 2450 C



EXISTING TAZ 1032

1032 365 10 9 779 0 30 70 6 20 20 20 22 78 O 0 99
21032 13 17 64 - 94 0o 0 0

NEW TAZ 1757

1757 181 10 9 386 0 30 70 o0 0 0 0 0 0 0 0 99

21757 0 250 384 634 0 0 0
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Adopted Year 2030 HIGHWAY ELEMENT
Adopted December 7th, 2005 with Amendments on January 20th, & March 17th, 2006
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LEE COUNTY GENERALIZED
LEVEL OF SERVICE THRESHOLDS



Lea County .
Generalized Peak Hour Directionat Service Volumes
Urbanized Areas .
Sept.. 2005 cinput2
Uninterrupted Flow Highway
Level of Service

lLane Divided A B C D E
1 Undivided 100 360 710 1,000 1,270
2 Divided 1,060 1,720 2480 | 3,210 3,650
3 Divided 1,580 2,580 3,720 4,820 5,480
Arterials

Class | (>0.00 to 1.99 signalized intersections per mile)
- Level of Service

Lane Divided A B C D E
1 Undivided * 290 " 760 900 920
2 Divided 450 1,630 1,800 | 1,950 1,950 -
"3 Divided | 870 2,400 2,850 2,820 2,820
4 Divided 8380 3,220 3,610 3,700 3,700

Ctass 1 (>2.00 to 4.50 signalized intersections per mile)
Level of Service

Lane Divided A B (04 D E
1 Undivided * 210 660 850 3500
2 Divided * 490 1,460 1,790 1,890
3 Divided * 760 2,240 2,700 2,830
4 Divided * 1,000 2,970 3,500 3,670

Class il (more than 4.50 signalized intersections per mile)
Level of Service

Lane Divided A B C D E
1 Undivided * * 370 720 850
2 Divided * * T B70 1,640 1,790
3. Divided * ‘ 1,340 2510 2,680
4

Divided * * 1,770 | 3,270 3,480

Controlled Access Facilities
Level of Service

Lane Divided A B C D E
1 Undivided| 120 740 930 960 860
2 Divided 270 1,620 1,970- | 2,030 2,030 :
3 Divided 410 2,490 2,960 3,040 3,040
Collectors
Level of Service
Lane | Divided A B - c 1 - D.j. E
1 Undivided * * 536 -y 800 850
1 Divided * o . 560 840 - 900
2 Undivided * * 1,180 1,620 1,720
2 Divided ¢ * 1,240 1,710 1,800 -

Note: the service volumes for I-75 (freewéy) should be from FDOT's fnost”
current version of LOS Handbook. )




EXHIBITS B.2.a-c

JOHN CAUTHEN COMP PLAN AMENDMENT

Utility and Drainage Analysis

Potable Water Supply

The project is located within the Greater Pine Island Water Association (GPTWA)
franchise area. The GPIWA has just recently installed a storage tank and high service
pumping station on Scallop Drive, about 1/3 mile to the west of the project site. This
storage facility should prove to provide ample volume and pressure for this and the other
area commercial and residential projects. ‘

The connection points to this system could either be from Cape Royal entrance road via
easementis or along iheé Pine Isiand Road R/W for a 10" connection. if a larger than 107
18 required a connection could be obtained by jack and boring north under Pine Island
Road (SR 78), approximately 111 feet to a 12” main. The water demand based on the
desired uses and prescribed square footages is approximately 120,000 gallons per day.

It 1s safe to make the assumption that GPIWA, a subsidiary of Lee County Utilities, will
maintain a level of service that requires 250 gallons per day per equivalent residential
connection (ERC), as stipulated in the Lee County Comprehensive Development Master
Plan, section IV, Policy 53.1.2. Systems are also required to deliver the water at a
residual mimimum pressure of 20-40 PSI, to meet residential and commercial fire flow
requirements.

Sewage Disposal

The sewage generation from the site based on the uses and their sizes, is approximately
100,000 Gallons per day. There are three possibilities for sewage disposal from the site,
each requiring a lift station and force main.

The first choice would be to go into a Lee County Utilities system by running west down
Pme Island Road to a connection point at Matlacha Isles entrance, a distance of
approximately 1 mile.

The second choice would be to directional bore under Pine Island Road up Bumnt Store
Road a distance of 0.4 mile to a City lift station, which is carrying the new shopping
center sewage via fcrce main east to a terminus at Chiquita Boulevard. This option
would only serve the project’s mitial flows, pumping at off-peak times.

The third option would send a force main east along the Pine Island Road R/W to the
Sandoval Commercial Tract site. This is a distance of approximately 1 mile. This option
would not be available until approximately 2009 or 2010.



Sewage Disposal Continued

All of the options mentioned will require the utility companies approval. The first option
would meet with the least objection in that the project is within Lee County and is under
Lee County control. The second option again has the capacity issue until the area
receives utilities, scheduled in the year 2017. The third option would be the second best
possibility, with a time tract and capacity commensurate with your project schedule.

The best option being the Lee County Utilities at the entrance to Matlacha Isles, is
required by the Lee County Comprehensive Development Master Plan, section IV, Policy
56.1.2. to provide a level of services equal to accepting 200 gallons per day per
equivalent residential connection (ERC) for the peak month.

Qe ey SRt A e
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Storm water may be limited by the discharge rate of 0.1 CFS/acre, which would require a
significant amount of on-site storage in the form of lakes and ponds. However the
amount of on-site storage would be significantly reduced if the storm water were handled
on a pre-development vs. post-development discharge rate of discharge, afier on-site pre-
treatment.

The out-fall would be located at the southern border of the site via an existing drainage
swale. This swale is collecting water from many projects and is sized such that it should
handle our storm water discharge. The swale is piped under Veteran’s Parkway and
outfalls into the mangrove forest bordering Matlacha Pass. Improvements to the swale in
the form of maintenance may be required along the southern border of the site and
beyond in order to achieve smooth open channel flow without overflowing it’s banks. A
second outfall location would be the northemn border, into the Pine Island Road corridor.
This outfall would be more difficult to permit and would be subject to change when the
R/W of Pine Island Road 1s widened to four Janes.

A level of services as prescribed by the Lee County Comprehensive Development Master
Plan, section IV, policy 60.3.1 requiring drainage systems to prevent flooding caused by
a 25-year, 3-day storm event for 24 hours, must be met using on and off site measures.

The project will require a general Environmental Resource Permit (ERP) submitted to the
South Florida Water Management District. There may be wetlands on the site for which
both the Army Corps of Engineers and SFWMD will be involved. The wetlands are
more than likely “Isolated wetlands” and can be mitigated either on-site or through a
mitigation bank.



Storm Water Management Continued

The Flood elevation presently for finished floor is 8.0 feet above sea level. The existing
grades are in the range of 4.0 to 5.0 feet above sea level. A three (3) to four (4) foot fill
prism minimum will be required on the site. Lakes and ponds dug on-site will be required
as the least cost method of raising the site. In today’s dollars off-site fill compacted in
place is running in excess of $15.00 per yard in place. FEMA has announced that they
are revising the flood maps in the near future, which could modify the above floor
elevation, which intern will most likely increase the size of the fill prism.



Parks, Recreation, and Open Space
EXHIBIT B.2.d

The current County regulatory standard for regional parks is 7 acres per 1,000 total residents and the
“desired level of service” standard is 8 acres per 1,000 County residents. The addition of
approximately 250 residents to this site would require an additional 1.7 acres of regional park land
for the regulatory standard or 2 acres for the “desired level of service” standard. Currently the
County has 7,063 acres of regional parks land and plans to develop a 10 acre Idalia site by the
Franklin Lock, Fisherman’s Co-Op Boat Ramp on Pine Island, and an expansion of Bunch Beach
Park will take place in fiscal year 2006-2007. In addition, the City of Cape Coral has proposed a 460
acre park and the City of Fort Myers proposed a 100 acre soccer park. - These improvements will
likely mean that the desired 1LOS will be met in the year 2020.

O iU LUrrirriuiiaa J ¥ V.Ooal

LOS standard is 2 acres per 1,000 permanent residents. This property is located in newly defined
Pine Island / Burnt Store / Unincorporated Lee County district. The County concurrency report says
that both the regulatory standard and the desired standard will be met through the year 2009. The
approval of this Comp. Plan Amendment could result in a maximum increase in the regulatory
standard of 0.2 acres and the desired LOS standard of 0.5 acres. It1s unlikely that this amendment
would cause the County to fail to meet the adopted LOS standard for community parks.

The regulatory LOS for community parks 1s 0.8 acre per 1,000 permanent residents and the desired
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EXHIBIT B.3.d

@LEE COUNTY

SOUTHWEST FLORIDA

239) 533-0333
BOARD OF COUNTY COMMISSIONERS Whritar's Direct Dial Number: (239)

Bab Janes
District One

Douglas R, St. Cemy
District Two

Ray Judah
District Three

September 26, 2006
Tammy Hall
District Four :
Jahn E. Alblon
District Five )
. Mr. Mike Roeder, AICP
Donald D. Stilwell .. ss e~ P TIPS I DU SN G GRS
rscer Knoit, Consoer, Ebeiini, Hart & swell, P A

Counfy hanager

N P.O. Box 2449

County Atiomy Fort Myers, FL 33902-2449

Disna M, Parker

Counly Mearing

Examinet Re: Lee Plan Amendment for 3150 SW Pine Island Road
Mr. Roeder:

Lee County Transit received your letter dated September 25, 2006 in reference to the
Comprehensive Plan Amendment Application for the subject property at the
intersection of Pine Island Road and Veteran’s Parkway in Cape Coral Florida. Lee
County currently provides very minimal public transportation services to the subject
property with service on Thursdays only to Pine Island and Southeast Cape Coral.
Currently the closest daily fixed route bus service accessible from the property is
approximately 4 miles away at the intersection of Pine Island Road and Santa Barbara
Boulevard.

The Lee County Transit Development Plan identifies the need to expand the Thursday
only service to reqular fixed-route bus service with two hour headways, Monday
through Friday, beginning in 2010. The 2030 Lee County Long Range Transporiation
PJan identifies the need to increase the service level to every 60 minutes in 2018. Any
future development of this site should allow for access to the transit system on Pine
Island Road. )

If you have any questions please contact me at the telephone number listed above or
send an e-mail to mhorsting@leegov.com .

Sincerely

Michael Horsting, AICP
Planner, Lee County Transit

P.O. Box 398, Fort Myars, Florida 33902-G398 (238) 335-2111

lada s ad madadumna Wi Iheusoaidan asmtombs o imn



2l LEE COUNTY

SOUTHWEST FLORIDA

BOARD OF COUNTY COMMISSIONERS

Bob Janes
 District One

Brian Bigelow
District Two

Ray Judah
Dictrict Three

Tammy Hall
Distnict Four

Frank Mann
District Five

Donatd D. Stilwell
County Manager
Oavid M Owen
County Attorney
Diana M. Parker

County Hearing
Exarminer

i Recveled Paper

March 6, 2008

Mr. Michael Roeder

Knott, Consoer, Ebelini
Hart & Swett, P.A.

PG Box 2449

Fort Myers, FL 33902-2449

SUBJECT: Comprehensive Plan Amendment for 3150 SW Pine Island Road

Dear Mr. Roeder:

The Lee County Solid Waste Division 1s capable of providing solid waste collection service
for the 13 acre property located at the south east corner of Pine island Road and Veterans
Parkway through our franchised hauling contractors. Disposal of the solid waste from this
development will be accomplished at the Lee County Resource Recovery Facility and the
Lee-Hendry Regional Landfill. Plans have been made, allowing for growth, to maintain long-
term disposal capacity at these facilities.

The Sohid Waste Ordinance (05-13, Section 21) and the Lee County Land Development
Code, Chapter 10, Section 10-261 have requirements for providing on-site space for
placement and servicing of certain multi-famly and commercial solid waste containers.
Please review these requirements when planning the project. Additionally, please review the
Sohd Waste Ordinance (05-13, Section 2) which defines those residential dwelling units that
are eligible to receive curbside residential collection service. If you have any questions,
please call me at (239) 338-3302.

Sincerely,

William T. Newman
Operations Manager
Solid Waste Division

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111
Internet address hittp://www_lee-county.com
AN FNOLAl NPPORTLHINITY AFFIRMATIVE ACTIONN FAPI NVER



State of Florida

County of Lee

Mike Scott

Office of the Shenit

November 14, 2007

Michael Roeder
Johnson W. Cauthen
4353 Michipan Link

It Myers, F1 33916
Reference to Project: Cauthen

Dear Mr. Roeder

the ability of the Lee County Sheriff's Office to provide core services at this time.

The Lee Plan amendment identified as Cauthen, Jocated at 3150 SW Pine-Island Rd. would not affect

When you make application for a Development Order for this property, please provide the Lee
County Sheriff's Office with a set of plans and uses for each building in this project. A Crime
Prevention Through Environmental Design (CPTED) study will be done at that time with
recommendations to you and the county staff.

Please contact Kevin Farrell, Coordinator of the Crime Prevention Unit at 477-2821 when you have
made application with the county.

Mike Scott
Sheriff

& tain James CyMygaard, MBA '

/Lee County Sheriff’s Office
Administration Bureau
14750 Six Mile Cypress Pkwy
Fort Myers, F1 33912
239-477-1424 (Office)

ve 14750 Six Mile Cypress Parkway - Fort Myers, Florida 33912-4406 3 (239) 477-1000
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> (Greater
® Pine lsland

F&-E>7 \Water Association, Inc.

July 6, 2005

Lee County Division of Concurrency Management

P. 0. Box 388

Ft. Myers, FL 33802

Re- 3150 SW Pine island RrRoag, 20-44-23-00-00002.0000
Comer Veteran’s Parkway (east side) & Pine jstand Road

To Whom It May Concerr:

Please be advised that 3150 SW Pine Isiand Road L1LC, has requested potable water

service for a proposed commerdcialfresidential area as referenced above. Water mains
or upgraded by the

are avaiable adjacent to this project site of will be extended
developer under fhe terms of the Assodiation’s Ruies and Regulations and Developer
Specifications.

The Greater Pine Island Water Association, Inc. has the capacity to provide an average
daily flow of 110,083 gallons per day of potable water from its water treaiment plant 1o
this site. Under nommal operating conditions, stafic water pressure at the poirt where
the developments water system is connected to the Assodciation’s existing main 1s
estimated to be at 60 PSL.

This letler should not be construad as a commitment to serve, but only as to the
availability of service.

Sincerely,
illicen F. Thackior

william J. Thacher
(zeneral Manzget




City of Cape Coral

January 8, 2007

Mr. Michael E. Roeder, AICP

Director of Zoning & Land Use Planning
Knott, Consoer, Ebelini,

Hart & Swett, P.A.

Attorneys At Law

P.O. Box 2449

1625 Hendry Street

Fort Myers, FL 33902-2449

Re: Letter dated December 15, 2006 _
Comprehensive Plan Amendment for 3150 SW Pine Island Road

Dear Mr. Roeder:

Based on your request for the évé'lfjatioh of fﬁe ébémpréhénsive plan (extremely
preliminary) of 3150 Southwest-Pine Island Road; wefeel we can support this
amendment. This is considered a very preliminary acceptance based on the

fimited information provided by your firm.

If you have any further questions, please feel free to contact us at (239) 242-3393.

Jeff Mikal
Division Chief

JNM/nis: (3150 SW Pine Island Road)

Department of Fire, Rescue & Emergency Services
DIVISION OF FIRE PREVENTION
P.O. Box 150027 » Cape Coral, Florida 33915-0027
(239) 242-3264 - Fax (239) 242-3398 - ccfire@capecoral.net

Co-County Seat - Lee Counly, Florida




ThHE ScHooL DistTRicT oF LEe CounNTY

2055 GENTRAL AVENUE * FORT MYERS, FLORIDA 33901 « (239) 334-1102« TTD/TTY (239) 335-1512

SrTevern K. Teuser, J.00.
Cranpman - DisraicT <@

Eunor C. Scricca, P .
Vice CraAnan «~ Dhistricy 5

RoseRT . M sMaNic
Chsracr 1

September 29, 2006 Sttt

Jane E. Kuckew, PO,

Dhsrricy 3

anmes W. BrRovwoes, Eo.D.
SuremNTENOERNT

Mr. Michael Roeder e B Manmin
Knott, Consoer, Ebelini, Hart & Swett, P.A.

1625 Hendry Street, Third Floor ‘

Fort Myers, F1 33902

Re: Comprehensive Plan Amendment for 3150 SW Pine Island Road
Dear Mr. Roeder:

Thank you for the opportunity to review the proposed Comprehensive Plan Amendment for 3150
SW Pine Island Road for comments with regard to educational impacts. This proposed
development 15 in the West Choice Zone of the District on South Tamiami Trail in the South Fort
Myers Planning Area. This letter is in response to your request dated September 25, 2006.

The proposed maximum total of 200 dwelling units which was specified in the letter, did not

state whether these are single family or mulit-family units. At this time I will use the generation
rate for single family units because it is the higher of the two rates. The Lee County School

District is estimating that the proposal could generate up to 63 additional school-aged children.

This uses the single family generation rate of 0.316 students per dwelling unit (if you need the

multi-family generation rate it i3 0.125).

The Lee County Board of County Commissioners adopted a School Impact Fee Ordinance on
November 27, 2001, which was revised in November, 2005. This letter uses the revised
generation rate.

Thank you for your attention to this issue. If I may be of further assistance, please give me a call
at (239) 335-1415.

Sincerely, o j
-y \jﬁ / i
7 Wyl

Ellen Lindblad, Long Range Planner
Planning, Growth, & School Capacity Department

CISTRICT VISION
To 88 A WORLD-CLASS SCHOOL SYSTEM




Internal Consistency with the Lee Plan
EXHIBITS E.1-E.4

1. Discuss how the proposal affects established Lee County population projections, Table 1(b)
(Planning Community Year 2020 Allocations), and the total population capacity of the Lee Plan
Future Land Use Map.

The intention for the development of this property would be an intense mixed-use
development that combined retail, office and dwelling units in multi-story buildings.
It is not clear at this time if the property would qualify for the proposed mixed-use
development overlay that would provide a more generous formula for calculating
density. For the purposes of this analysis, we are using a potential land use scenario
of 200,000 square feet of office, of which 20,000 would be medical office, 80,000
square feet of retail, 20,000 square feet of restaurant and 181 residential units, .
which would be 14 units per acre over the entire site. Although this mix of uses is
fairly intense, even for the Intensive Development category, this site would seem to
be the ideal location for such a mixed-use intense development, and the Comp Plan
Amendment Analyst needs to consider the maximum development potential. The
property would appear to be located in the Pine Island portion of the Planning
Community Map and Table 1(b), and that only has an allocation of 5 acres in the
Intensive Development land use category. Table 1(b) would have to be amended to
add additional acreage to the Intensive Development land use category if this
amendment were approved, possibly as much as an additional 13 acres. The
addition of approximately 200 dwelling units to the Future Land Use Map would not
materially affect any of the County's Planning considerations, since it would only
add approximately 450 people under the current persons per household formula. In
addition, the County Commission’s recent decision to not allow for the calculation
of abutting road right-of-way in density calculations has probably lowered the
potential residential capacity of the Lee Plan County-wide.

2. List all goals and objectives of the Lee Plan that are affected by the proposed amendment. This
analysis should include an evaluation of all relevant policies under each goal and objective.

Goal 1: Future Land Use Map. To maintain and enforce a Future Land Use Map showing
the proposed distribution, location, and extent of future land uses by type, density, and
intensity in order to protect natural and man-made resources, provide essential services in
a cost-effective manner, and discourage urban sprawl.

This parcel is located at the corner of two major arterial roads in a fast-developing
part of the County. Although it is surrounded by the City of Cape Coral, the City is
unable to provide utilities in a timely fashion and it is more logical for it to develop
under its unincorporated enclave status. It is a classic infill parcel, and the County
should encourage the parcel to be developed with an intense mixed-use concept.



Objective 1.1: Future Urban Areas. Designate on the Future Land Use Map (Map 1)
categories of varying intensities to provide for a full range of urban activities. These
designations are based upon soil conditions, historic and developing growth patterns, and
existing or future availability of public facilities and services.

This parcel is appropriate for a more intense designation based on its location and
potential availability of services.

Policy 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. ‘Map 16 and Table 1(b) are an integral part of the Future Land Use
Map series . They depict the extent of development through the year 2020. No development
orders or extensions to development orders will be issued or approved by Lee County which
n Table 1(b) to be exceeded.

As indicated, Table 1(b) would need to be amended if this map amendment is
approved to provide for more acreage in the Intensive Development land use

category.

Policy 1.1.2: The Intensive Development areas are located along major arterial roads in Fort
Myers, North Fort Myers, and Cape Coral. By virtue of their location, the county’s current
development patterns, and the available and potential levels of public services, they are well
suited to accommodate high densities and intensities. Planned mixed-use centers of high-
density residential, commercial, and limited light industrial, and office uses are appropriate
in these locations. As Lee County moves towards becoming a metropolitan complex of a
half-million people, these centrally located urban nodes can offer a diversity of lifestyles,
cosmopolitan shopping opportunities, and specialized professional services that befit such
a region. The standard density range is from seven dwelling units per acre to fourteen
dwelling units per acre. Maximum density 1s twenty-two dwelling units per acre.

This site is ideally suited for an intense mixed-use development and this land use
category is the most appropriate category for the property. Water can be provided
by the greater Pine Island Water Authority and utilities and sewer service can be
provided by an extension of the County owned central sewer serving Matlacha. The
applicant will be required to arrange for an appropriate affluent disposal site for the
additional sewage treatment.

Objective 1.4: Non-Urban Area. Designate on the Future Land Use Map categores for
those areas not anticipated for urban development at this time.

Policy 1.4.1: The Rural areas are to remain predominantly rural-that is, low density
residential, agricultural uses, and minimal non-residential land uses that are needed to serve
the rural community. These areas are not to be programmed to receive urban-type capital
improvements, and they can anticipate a continues level of public services below that of the
urban areas. Maximum density in the Rural area is one dwelling unit per acre.



Clearly this land is not appropriate for the Rural designation, either by virtue of its
location or the lack of public services. It is in the middle of one of the fastest
growing areas of Lee County and deserves a land use designation that will allow for
its most logical development potential.

Policy 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
ar.d Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which
would allow the acreage totals for residential, commercial or industrial uses contained in
Table 1(b) to be exceeded. - ' o :

As indicated above, Table 1(b) would need to be amended toreflect this additional
allocation of Intensive Development acres in the Pine Island Planning Community.
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Goal 2: Growth Management. To provide for an economically feasible plan which
coordinates the location and timing of new development with the provision of infrastructure
by government agencies, private utilities, and other sources.

This type of mixed-use development in this location will be important to provide
shopping and employment opportunities for Cape Coral and surrounding areas and
thus reduce the need for long distance automobile travel and other negative impacts
of a sprawling development pattern. The County recently completed the extension
of Veteran's Parkway at great expense, and it would not make sense 1o not develop
the land that is now serviced by this road.

Objective 2.2: Development Timing. Direct new growth to those portions of the Future
Urban Areas where adequate public facilities exist or are assured and where compact and
contiguous development patterns can be created.

This is a very important infill parcel that should not be bypassed, since the
alternative will be a sprawling development pattern.

Objective 2.3: Public Provision of Infrastructure. The Capital Improvements Program
will give the highest priority to the planning, programming, and construction of urban
services and facilities in the existing developed areas where facilities are inadequate. Next
priority will be given to service expansions in existing developed areas, followed by further
expansion into other portions of the Future Urban Areas.

Providing for adequate infrastructure to this site should be an important part of the
County’s land use plan, and the cost of any utility extensions would be borne by the
landowner. If this amendment is approved, the County should also amend Map 7 to
include this property in its sewage franchise area.



Objective 2.4: Future Land Use Map Amendments. Regularly examine the Future Land
Use Map in light of new information and changed conditions, and make necessary
modifications.

Policy 2.4.1: The county will accept applications from private landowners or non-profit
community organizations to modify the boundaries as shown on the Future Land Use Map.
Procedures, fees, and timetables for this procedure will be adopted by administrative code.

Goal 5: Residential Land Uses. To provide sufficient land in appropriate locations on the
Future Land Use Map to accommodate the projected population of Lee County in the year
2020 in attractive and safe neighborhoods with a variety of price ranges and housing types..

The type of mixed-use development contemplated by this Plan Amendment would be
an important addition (o the inventory of housing or for County residents.

Policy 5.1.2: Prohibit residential development where physical constraints or hazards exist,
or require the density and design to be adjusted accordingly. Such constraints or hazards
include but are not limited to flood, storm, or hurricane hazards; unstable soil or geologic
conditions; environmental limitations; aircraft noise; or other characteristics that may
endanger the residential community.

There are no physical constraints or hazards which would limit the development of
this site. The soils map indicates soils, but due to past clearing of the site and
impounded water, much of the site is now supporting wetland vegetation. The
development of the site will need to be approved by all the relevant environmenial
agencies.

Policy 5.1.5: Protect existing and futureresidential areas from any encroachment of uses that
are potentially destructive to the character and integrity of the residential environment.

This property is on the northwestern boundary of the Sandoval Community in Cape
Coral. The design of the development will have to ensure that appropriate buffers
and protections are afforded to that residential area. Onthe east there is an existing
service station and the property is bounded on the north and the west by major
arterial highways.

Goal 6: Commercial Land Uses. To permit orderly and well-planned commercial
development at appropriate locations within the county.

This site is very critical to providing for necessary shopping and employment
opportunities to this part of the County.

Policy 6.1.2: All commercial development must be consistent with the location criteria in
this policy, except where specifically excepted by this policy or by Policy 6.1.7, or in Lehigh
Acres by Policies 1.8.1 through 1.8.3.



This site is eligible under subparagraph 3 for Community Commercial activity since
it is located at the intersection of two arterial streets. The site area for this type of
Community Commercial is from 10-35 acres and from 100,000 to 400,000 square
feet of commercial activity.

Goal 11: Water, Sewer, Traffic, and Environmental Review Standards. To insure that
appropriate water, sewer, traffic, and environmental review standards are considered in
reviewing rezoning applications and are met prior to issuance of a county development order.

Development on this site could not be approved unless central water service is
provided by the greater Pine Island Water Authority and sewer service by Lee
County Utilities. ’ :

This unincorporated enclave is suwrrounded by the City of Cape Coral which is
designated as Pine Island Road District on its Future Land Use Map. This
designation would encourage intense commercial and high-density residential
development.

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan
amendment.

STATE POLICY PLAN:

FL Statute 187.201

(15) LAND USE. -
(a) Goal. — In recognition of the importance of preserving the natural
resources and enhancing the quality of life of the state, development shall be
directed to those areas which have in place, or have agreements to provide,
the land and water resources, fiscal abilities, and service capacity to
accommodate growth in an environmentally acceptable manner.
(b) Policies.—
1. Promote state programs, investments, and development and
redevelopment activities which encourage efficient development and
encourage efficient development and occur in areas which will have the
capacity to service new population and commerce.
3. Enhance the livability and character of urban areas through the
encouragement of an attractive and functional mix of living, working,
shopping, and recreational activities.

(17) PUBLIC FACILITIES.—
(a) Goal. — Florida shall protect the substantial investments in public
facilities that already exist and shall plan for and finance new facilities to
serve residents in a timely, orderly, and efficient manner.



(b) Policies. —
1 Provide incentives for developing land in a way that maximizes the
uses of existing public facilities.

REGIONAL POLICY PLAN:
Affordable Housing:

Goal 1. Supply a variety of housing types in various price ranges to ensure that all
residents have access to decent and affordable housing.

Strategy: :

Increase the supply of affordable housing through public and private efforts.
Actions:

4. Work with local governments to promote structures and developments that
combine commercial and residential uses as a means of providing housing that is

affordable and near employment opportunities.

Goal 2. Southwest Florida will develop (or redevelop) communities that are liveable
and offer residents a wide range of housing and employment opportunities.
Strategy: Develop liveable, integrated communities that offer residents a high quality
of life.

Actions:

1. Encourage programs that promote infill development in urban areas to maximize
the efficient use of existing infrastructure.

2. Work with local governments to build structures and developments that combine
commercial and residential uses as a means of providing housing that is affordable
and near employment opportunities.

5. Promote the mix of affordable and non-affordable housing for integrated
communities.

Economic Development:

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with
suitable services provided.

Actions:

3. Include in planning efforts the recognition of lands with natural capacily,
accessibility, previous preparation for urban purposes, and adequate public
facilities.

Emergency Preparedness:

Goal 6. New private and public developments are built further from flood-prone
areas than in the past and structures and roadways are protected from rain-induced
flooding.

Strategy: New developments and redevelopment of existing areas should provide for
increased land elevations for public infrastructure and community infrastructure,
including potential sheltering or refuge sites.



Natural Resources:

Goal 4. Liveable communities designed to improve quality of life and provide for the
sustainability of our natural resources.

Regional Transportation:

Goal 2. Liveable communities designed to affect behavior, improve quality of life
and responsive to community needs.

Actions:

4. Review comprehensive plans and land development regulations for incentives to
develop and redevelop using mixed uses, higher densities, shared parking; and
improve vehicular, mass transit, pedestrian and bicycle access and travel, as well as
provide a variety of affordable residential densities and types.



Urban Sprawl
EXHIBIT F.2

The subject property is located at one of the most significant intersection in all of Lee County. Pine
Island Road is the main east-west corridor in Pine Island and stretches from Pine Island to I-75,
while Bumt Store Road extends from south Punta Gorda all the way down to the Mid-Point Bridge
via Veterans Pkwy. and from thence to I-75 via Colonial Blvd. To maintain this property as Rural
would actually promote urban sprawl in that it needs to be developed at a fairly intense level. The
requested amendment will allow for a true Mixed Use development at a level of intensity that is
appropriate at this Jocation.

~ In regard to annexation, the City - Utility Plan is not able to provide water or sewer to this site until
the year 2018 at the earliest, and the provision of utilities would be the only reason that the property
owner would want to be annexed into the City. The property owner has more development

‘opportunities within the Unincorporaied County given the utility situatiomn. '



Non-Urban Area to a Future Urban Area
EXHIBIT F.2

In this particular case, the designation of the land as Rural is an historical anomaly and is really not
supported by any sound planning principles. It was originally expected that this land would be
annexed into the City of Cape Coral on the theory that they would be better able to provide needed
public services and utilities. However, due to the extraordinary demands on their utility system, they
will not be able to provide utilities to this site for at least another ten years, and, therefore, the need
to go forward with this amendment under the County’s jurisdiction. The property 1s located at the
intersection of two major arterial roads and 1s 1n the heart of some of the most rapidly developing
portions of northwestern Cape Coral. 1t is clearly an urban area which has become even more so
with the recent completion of Veteran’s Parkway connecting to Burnt Store Road. There 1s no
planning or other justification for retaining this Rural designation on this important parcel located
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FLORIDA DEPARTMENT 0f STATE

CHARLIE CRIST KURTS.
Governor BROWNING
Secretary of State

November 1, 2007

Alison Stowe _

Knort, Consoer, Ebelini, Hart, & Swett
1625 Hendry St

Fort Myers | F1 33902

FAX#: 239-334-1446

Dear Ms. Stowe:

In response to your inquiry of November 1,2007, the Florida Master Site File lists no previously recorded
cultural resources in the foltowing parcels:

T44S§, R23E, Section 20

In interpreting the results of our search, please remember the following points:

Areas which have not been completely surveyed, such as yours, may contain
unrecorded archaeological sites, unrecorded historically important structures, or both.
As you may know, state and federal Jaws require formal environmental review for SoIme
projects. Record searches by the staff of the Florida Master Site File do not coustitute
such a review of cultural resources. If your project falls under these laws, you should
contact the Compliance Review Section of the Bureau of Historic Preservation at 850-
245-6333 or at this address.

Sincerely,

il (dlln

Michelle Caldwell Cremer, 850-245-6440
Data Analyst, Florida Master Site File

Division of Historical Resources _ State SunCom; 205-6440

R. A. Gray Building Fax line: 850-245-6439

500 South Bronough Street Email: fmsfile@ dos.s1ate flus
Tallahassee, Florida 32399-0250 Web: hnp://www.dos.srateﬂ. us/dhr/msyy

500 S. Bronoungh Street . TaHabassee, FL 323990250 . http://www.ﬂheritage.com

O Director's Office 3 Archaeological Regesrch O Historic Presexvation 0O Historical Museums
(850) 245-6300  FAX: 245.6435 (850) 245-6444 - FAX: 2456436 (850) 2456333 - FAX: 2456437 (850) 2456400 - FAX: 2456433

0 Palm Beach Regional Office T Qb ArvemaHoaa D da v en . - TOTA

P



Justification For Request
EXHIBIT G

With the completion of Veteran’s Parkway approximately three years ago, this intersection became
one of the primary nodes in the Cape Coral / North Fort Myers vicinity. Pine Island Road is the main
east / west arterial serving northern Cape Coral and Pine Island and Veteran’s Parkway / Burnt Store
Road is amajor connection from Charlotte County across the Mid-Point Bridge into the heart of Fort
Myers and then on to Lehigh Acres. The northeast quadrant of this intersection was recently
developed as a major Publix shopping center, and the other three quadrants are logical candidates
for intense urban and preferably mixed-use development. The current Rural land use designation
for this property is totally inappropriate, and one category that would allow it to be developed to its
full potential is the Commercial category which encourages intense mixed-use projects. There are
no environmental or other constraints on this site, and it has approved access points to Veteran's
Parkway at the current time. All relevant planning consideration would support a very intense
mixed-use development at this location. V
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Protected Species Survey

Prepared For:

Island Rd., LLC.
4353 Michigan Link
Fort Myers, FL 33916

Site Location:

13.5 Acre Parcel
3150 S.W. Pine Island Road
Section 20, Twp. 44 S., Rng. 23 E.
Lee County, Florida

Prepared By:

Mr. Jeffrey Adair ,
Environmental Restoration Consultants, Inc.
24571 Redfish Street |

Bonita Springs, FL 34134
Phone: (239) 287-2706

April 26, 2007

i i R Environmental Restoration Consultants, Inc.
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Environmental Restoration Consultants, Inc.

W/éj" _

April 26, 2007

Mr. John Cauthen

Island Rd., LL.C. Fax: 334-2952
4353 Michigan Link

Ft. Myers, FL 33916

Re: Protected Species Survey
13.5-Acre Parcel; 3150 S.W. Pine Island Rd., Cape Coral
Strap No. 20-44-23-00-00002.0000, Lee County, Florida

Dear Mr. Cauthen:

On your behalf, Environmental Restoration Consultants, Inc. (ERC) performed a site inspection of the
above referenced property on April 19, 2007. The purpose of the field investigation and this report is to
address the environmental items listed in the Lee County “Application for a Comprehensive Plan
Amendment”. As such, this report is a compilation of information from field observations and existing
sources. The report includes a characterization of existing plant communities (FLUCCS categories) and
potentially associated protected species, available soil information, topographic quadrangle information,
approximate location of state jurisdictional wetlands, and other relevant information.

Site Location

The 13.50-acre project area is located in the southeast quadrant of the intersection of Veterans Parkway
and S.W. Pine Island Road, Section 20, Twp. 44 S., Rng. 23 E., un-incorporated Lee County, Florida (ref.
Site Location Map). Adjacent land uses include roadways along the entire west and north perimeter,
commercial along the northeast, single-family immediately to the south, and vacant forested lands
(degraded pine flatwood) to the southeast. The parcel is completely fenced, with gated access at the north
from S.W. Pine Island Rd. The parcel is completely cleared and appears to have been recently graded for
agriculture use. As such, access and visual inspection were easy and unimpeded.

Vegetation

In accordance with the Florida Land Use, Cover and Forms Classification System (FLUCCS; FDOT,
1999), we have characterized the parcel as two (2) community types and land use categories. The location,
extent, and acreage of each category is determined by field observation and visual interpretation of aerial
photography (Lee County, 2005), and is depicted on the attached FLUCCS Map. A general description and
representative vegetation for the site is provided in the table below.

24571 Redfish Street, Bonita Springs, Florida 34134
Office: (239) 992-0086 e-mail: ERCinc@comcast.net



Vegetation Communities

FLUCCS Community Percent
. Coverage _

(Code)

Location/Comments

Herbaceous - Dry Prairie |

(310); 13.35 acres; Photos!

1-4

98.9% . Site has recently been graded for agricultural use and apparently
' seeded with browntop millet (Urochloa ramose) to stabilize sediment.

Although the millet and other herbaceous species have begun to
establish as ground cover, much of the substrate remains barren and

- mixed with vegetative debris from saw palmetto (Serenoa repens)

trunks and roots. The dominant ground cover is millet. Other common

. species include ragweed (Ambrosia artemisiifolia), flat sedge (Cyperus
. odoratus), redroot (Lanchnanthes caroliona) and other grasses. Noted

. species include Spanish needles (Bidens sp.), Caesar weed (Urena

" lobata), tasselflower (Emilia fosbergii), penny wort (Hydrocotyle sp),

i spurge (Chamaesyce sp.), and sesbania (Sesbania sp.). Ragweed was

most abundant at the north end of the site; flat sedge more abundant at

' the northeast corner of the parcel; redroot more abundant along the
- west side of the property.

* North - south oriented drainage swales are approximately 14” — 24” in
. depth and appear to be intended to convey water to the south to a east

~ west oriented swale. No standing water was observed on-site,

" including the swales. Several limerock boulders were noted.

Mixed Hardwoods -
Exotics (438(E)); 0.15
acre

i

1.1%

Canopy and midstory dominated by earleaf acacia (Acacia

© auriculiformis) and Java plum (Syzygium cumini). Ground cover
: dominated by Caesar weed. Other common species included dogfennel
' (Eupatorium capillifolium), broomgrass, melaleuca (Melaleuca

i
i

|

quinquenervia) seedlings, and muscadine grape (Vifis rotundifolia).
Debris piles noted.

Due to historic clearing, grading, and the more recent site preparation for agricultural use, the property
does not encompass any “unique” upland or wetland communities, nor are any heritage trees or cabbage
palm having a minimum 8’ of clear trunk (c.t.) present.

Soil Types

Review of the Soil Survey of Lee County, Florida (USDA-SCS, 1984; ref. Soil Map) indicates the
majority of the project area is underlain by Boca fine sand (13), with only the southwest portion underlain
by Wabasso sand (35). Both soil types are designated as “non-hydric” by the Natural Resource
Conservation Service (NRCS; a k.a. SCS).

Relevant environmental and hydrologic exerts for each soil type selected from the Soil Survey are

provided below:

Boca fine sand (13)

e “This is a nearly level, poorly drained soil on flatwoods.”



e “In most years, under natural condition, the water table is within 10 inches of the surface for 2 to
4 months. It recedes below the limestone for about 6 months.

e Natural vegetation consists of sawpalmetto, pineland threeawn, South Florida slash pine, and
waxmyrtle.”

Wabasso sand (35)
o “This is a nearly level, poorly drained soil on flatwoods.”

¢ “In most years, under natural condition, the water table is less than 10 inches below the surface
for 2 to 4 months. It is 10 to 40 inches below the surface for more than 6 months It recedes toa
depth of more than 40 inches during extended dry periods”™.

¢ Natural vegetation consists of sawpalmetto, South Florida slash pine, pineland threeawn, cabbage
palm, and bluestem.”

Topography and Flood Zoning

General topography information is provided on the U.S.G.S. Quadrangle Map exhibit. Review of
elevation contours on the map appear to indicate the parcel is at approximately 4 fi. - 5 & NGVD. To
date, ERC is unaware of any topographical survey for this parcel.

Review of the FIRM Map indicates the project is located in Zone A8, which is determined by FEMA to
be within the 100-year flood-plain (ref. FIRM Map exhibit attached; also ref. FEMA web site).

Historical Resources

A review for “archeological sensitivity” was requested from Lee County on September 21, 2006.
Discussion with Ms. Gloria Sago, Historic and Archaeological Resources, on September 27, 2006
indicated that “there are no known historic or archagological resources associated with this parcel”.
Written confirmation should be forthcoming in the near future.

Wetland Assessment

The preliminary assessment is based on state wetland jurisdiction determination guidelines, Chapter 62~
340, F.A.C. The investigation involved spot ground truthing and evaluation of vegetation, available soil
information, and hydrology relative to site conditions and regulations. Historical and/or recent site
conditions and activities, such as disturbance, may effect the final determination. Depending on the
particular type of project proposed in Lee County (i.e. residential, multi-family, etc.), the state may be
represented by either the South Florida Water Management District (SFWMD) or the Florida Department
of Environmental Protection (DEP). The precise location of any jurisdictional wetlands and/or surface
waters can not be determined until the limits are field verified by the state.

Review of the Soil Survey of Lee County, Florida (USDA — SCS, 1984) indicates the parcel is underlain
by Boca fine sand (13) and Wabasso sand (35), both of which has been determined by the USDA to be
non-hydric soil types (ref. Soil Map). Under natural conditions both soil types support pine flatwood with
saw palmetto, a community type considered upland. In addition, given the current site conditions and
apparent agricultural use, wetland regulatory agencies would not likely consider the site to encompass any
wetlands and/or other surface waters. However, please note that man-made ditches and swales may be



considered surface waters by the state should hydric conditions prevail during the wet éeason, Such
features do not generally require wetland mitigation when excavated from upland soil types.

Wildlife

The field investigation was performed to identify potential critical habitat and/or note any direct
observations or signs of protected wildlife species as required by the Lee County Comprehensive Plan
Amendment application, and designated by the Lee County Land Development Code (LDC), Appendix H
— Protected Species List. Designation of a particular habitat type on-site relative to the associated species
listed in the LDC indicates the potential for such species to reside and/or forage on-site and is used as a
review “tool” by Lee County environmental staff, but by no means indicates that such species utilize the
site. The table below lists habitat types existing on-site and potential species affiliated with the respective
community. In addition, species not associated with a generalized FLUCCS category, but frequently
affiliated with particular site conditions (i.e. gopher tortoises with berms), are also listed based on existing
landscape features observed during the inspection. Based on the information provided herein, or otherwise
known or deemed necessary, the County may require species specific surveys during review of any
proposed project.

UL

Potential Protected Species

FLUCCS ! Fauna/Flora Status 5, Obs,,e,ryg,,‘j Comments
~ Lee! FWCi FWS! Yes: No|
Herbaceous: burrowing owl L ssc. - . x | Potential low; parcel generally
- Dry ‘ ; t devoid of ground cover
Prairie gopher tortoise - L SSCi - ' x | Potential low; little to no forage
(310) : : ‘1 ? cover
Florida sandhill crane ¢ L = T . - i x | Potential low; no associated
: ; ' | wetland community
Mixed FLUCCS category 438 (E) is not
Hardwoods ! | recognized as critical habitat for
— Exotics § protected species because it is
(438(E)) | dominated by exotic hardwoods,
and other weedy species.

L = Listed in the Lee County, Protected Species List (Appendix H)
E = Endangered (as designated by the FFWCC and/or USFWS)

T = Threatened (as designated by the FFWCC and/or USFWS)
SSC = Species of Special Concern (as designated by the FFWCC)

In compliance with the Lee County Land Development Code and the Lee Listed Survey Method, the dry
prairie community was traversed by pedestrian means along north-south and east-west line transects at 50°
intervals to inspect for burrowing owls and gopher tortoise (ref. Transect Location exhibit). Particular
attention was given to the property perimeter relative to gopher tortoise. Given that vegetation coverage
was generally sparse and low, visibility was excellent and 100% of the parcel was surveyed. Direct
observation or signs of protected species were not revealed during our site visit.



A nesting killdeer (Charadrius vociferus) pair were observed toward the southeast corner of the site, and
several moming dove (Zenaida macroura) were flushed and/or noted in-flight. Given the site’s location,
and disturbed and degraded nature, wildlife use is likely limited to small transient species.

Review of the FFWCC web site pertaining to bald eagle (Haligeetus leucocephalus) nest locations appears
to indicate that the project area is outside of USFWS’s primary and secondary management zones (330’
and 660°radii, respectively). Although known active eagle nest(s) are in the vicinity of the project, we are
not aware of any nests within Federal management zones for this site.

Should you have any questions regarding the site inspections or this report, please do not hesitate to
contact me at 287-2706.

Sincerely,

By 1. i

Jeffrey A. Adair
President
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EXPLANATION

Aroas of 100-year flood; base flood slevations and
flood hazard factors not determlined,
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arc between one (1) and three {3) feet; average dopths
of Inundaton are shown, but no flood hazard factoes
are delorminod,
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are botween ono {1) and throo (3) feet; base lood
olevatlons are shown, but no flood hazard faciony
ars detormined.

Arcas of 100-year food; base flood alevations and
flood hazard factors detormined.

Aroas of 10G-yewr flood W bo protocied by flood
prolection system under constructlon; base flood
olovations and flood hazard factors not detormined.

Aroas between {mlits of the 100-voar fload and 500-
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Arcas of undctermined, but possible, flood hazards.

Areas of 100~year coastal flood with veloglty {wave
actlon}; basc Nood clevatlons and Nood hazard faciors
not determined.

Areas of 100-year coastal flood with veloclty {wave

actlon); base flood clevatlons and flood hazard laciors
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NOTES TO USER

This is an officlal copy of a portion of the above referenced flood map, It

was extracted using F-MIT Cn-Line. This map does not reflect changes

4 or amendments which may have been made subsequent to the date on the
title block. For the latest product Information about National Flood insurance

Program flood maps check the FEMA Flood Map Store at www, msc.fema.gov




SOILS LEGEND:

13 - Boca fine sand (upland)
35 - Wabasso sand (upland)

mmimmmwme=  PROJECT BOUNDARY

SQURCE OF INFORMATION:

This map is based on the "Soil Survey of Lee County, Florida";
prepared jointly by the U.S.Department of Agriculture & the Soil
Conservation Service {issued on December 1984)
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PHOTO #1: View depicts the northeast portion of the site. Predominant vegetation includes browntop millet, ragweed, and flat

sedge.
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PHOTO #2: Central portion of the parcel is relatively barren, although seeded millet and other herbaceous are becoming
established. Debris from saw palmetto trunks and roots are scattered throughout the site.
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PHOTO #3: Collector swale has been excavated at the south end

of the site. Seeded millet is becoming established.
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PHOTO #4: View characterizes the recent prepartation and grading for agricultural use. North - south oriented swales
have been excavated to appaerently drain the property to the south. Ground cover is sparse at the southwest portion
of the site, but includes browntop millet, redroot, and other grasses. '
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Lee County Property Appraiser
Kenneth M. Wilkinson, C.F.A.

GIS Department / Map Room
Phone: (239) 533-6159 e Fax: (239) 533-6139 e eMail: MapRoom@LeePA.org

VARIANCE REPORT

Date of Report: March 07, 2008

Buffer Distance: 500 ft

Parcels Affected: 40
20-44-23-00-00002.0000

Subject Parcel:

CAPE INVESTMENTS OVERSEAS INC
DIETHELM BAUMANN

17-44-23-C4-00100.0020
2995 SW PINE ISLAND RD

CORAL SHORES
DESC IN PB 80 PGS 77-78

1

FREIGUTSTR 24 CAPE CORAL FL 33991 Lot 2

PO BOX 220 .

8027 ZURICH

SWITZERLAND

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0030 CORAL SHORES 2
DIETHELM BAUMANN 3005 SW PINE ISLAND RD DESC INPB 80 PGS 77-78
FREIGUTSTR 24 CAPE CORAL FL 33991 LoT 3

PO BOX 220

8027 ZURICH

SWITZERLAND

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0040 CORAL SHORES 3
DIETHELM BAUMANN 3101 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78
FREIGUTSTR 24 CAPE CORAL FL 33991 LoT 4

PO BOX 220

8027 ZURICH

SWITZERLAND

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0050 CORAL SHORES 4
DIETHELM BAUMANN 3111 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78
FREIGUTSTR 24 CAPE CORAL FL 33991 LOT 5

PO BOX 220

8027 ZURICH

SWITZERLAND

CORAL SHORES E+A LLC 17-44-23-C4-0010D.0000 CORAL SHORES 5
1901 MAIN ST STE 900 3015 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78

COLUMBIA SC 29201 CAPE CORAL FL 33991 TRACT D

JESSE AVERRLLC 18-44-23-C3-05337.0010 CAPE CORAL UNIT 58 6
108 W ORMOND AVE 811 SW 32ND PL BLK 5337 PB23 PG 130

CHERRY HiLL NJ 08002 CAPE CORAL FL 33991 LOTS 1 +2

JESSE AVERRLLC 18-44-23-C3-05337.0030 CAPE CORAL UNIT 58 7
108 W ORMOND AVE 807 SW 32ND PL BLK 5337 PB 23 PG 130

CHERRY HILL NJ 08002 CAPE CORAL FL 33991 LOTS3+4

JESSE AVERR LLC 18-44-22-C3-053227.0050 CAPE CORAL UNIT 58 38
108 W ORMOND AVE 803 SW 32ND PL BLK 5337 PB23 PG 130

CHERRY HILL N.J 08002 CAPE CORAL FL 33991 LOTS5+6

KIESEL THOMAS F TR 18-44-23-C3-05337.0460 CAPE CORAL UNIT 58 9
PO DRAWER 1000 726 BURNT STORE RD S BLK 5337 PB 23 PG 130

FORT MYERS FL 33902 CAPE CORAL FL 33991 LOTS 46 THRU 48

JESSE AVERRLLC 18-44-23-C3-05337.0490 CAPE CORAL UNIT 58 10
108 W ORMOND AVE 806 BURNT STORERD S BLK 5337 PB 23 PG 130

CHERRY HiLL NJ 08002 CAPE CORAL FL 33991 LOTS 48 THRU 51

JESSE AVERR LLC 18-44-23-C3-05337.0520 CAPE CORAL UNIT 58 11
108 W ORMOND AVE 812 BURNT STORERD S BLK 5337 PB 23 PG 130

CHERRY HILL NJ 08002 CAPE CORAL FL 33991 LOTS 52 THRU 54

LEE COUNTY 19-44-23-00-00001.1000 PARL INE 1/2 12
PO BOX 398 ACCESS UNDETERMINED AS DESC OR 2029/1340

FORT MYERS FL 33902 LESS ROW DESC OR 2923/4046

CAPE CORAL FL 33991




OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION Map Index
LEE COUNTY 19-44-23-00-00002.0000 PART OF 17-N 436 FT OF 13
PO BOX 398 3200 SW PINE ISLAND RD E120FE120FE1/2
FORT MYERS FL 33502 CAPE CORAL FL 33991 OF NE 1/4 OF NE 1/4
3214 SW PINE ISLAND ROAD LLC 19-44-23-C2-00003.0000 LOTPT18W 1/20F E1/2 14
4353 MICHIGAN LINK 3214 SW PINE ISLAND RD OF E 1/2 OF NE1/4 OF NE1/4
FORT MYERS FL 33916 CAPE CORAL FL 33991 LESS ROW OR 3173 PG 1324
3214 SW PINE ISLAND RD LLC 19-44-23-C2-00008.0000 W1/20FE120F 15
4353 MICHIGAN LINK SW PINE ISLAND RD NE 1/4 OF NE 1/4
FORT MYERS FL 33916 CAPE CORAL FL 33991
CITY OF CAPE CORAL 20-44-23-00-00002.0010 N 436 FT OF E135 FT OF 16
REAL ESTATE DIVISION 3156 SW PINE ISLAND RD NW 1/4 OF NW 1/4 OF
PO BOX 150027 PE CORA 9 SECT 20
CAPE CORAL FL 33915 CA LFL 33991
REALMARK CAPE ROYAL LLC 20-44-23-00-00003.0000 E120FWI1R20OFE12 17
5789 CAPE HARBOUR DR STE 201 11900 LITTLE QUAIL LN OF NW 1/4 OF NW 1/4
CAP»E CORAL FL 33914 CAPE CORALFL 33991 LESS OR 284810241
ALBRECHT HENRY L PA 20-44-23-00-00003.0010 W 1/20F W 1/2 OF E 1/2 OF 18
2430 EVEREST PKWY 11971 LITTLE QUAIL LN NW 1/4 OF NW 1/4 LESS PAR
CAPE CORAL FL 33804 CAPE CORAL EL 33991 - 3.001A THRU 3.001D
HAUCK JAMES + DAMITAJO 26-44-23-00-00003.001A FM NW COR E674 S316T0PGB i9
11911 LITTLE QUAIL LN 11911 LITTLE QUAIL LN THEN S257 E 170 N 257
CAPE CORAL FL 33991 CAPE CORAL FL 33991 W 169 TO POB
EVA RICHARD JR + 20-44-23-00-00003.001B FM NW COR E674 S572T0 20
11881 LITTLE QUAIL LN 11881 LITTLE QUAIL LN POB THEN S256 E171 N
CAPE CORAL FL 33991 CAPE CORAL FL 33991 256 W 170 TO POB
HERNANDEZ JOSE A 20-44-23-00-00003.001C PARL INW 1/2 OF W 1/2 OF 2]
1213 NW 38TH AVE 11821 LITTLE QUAIL LN E 1/2 OF NW 1/4 OF NW 14
CAPE CORAL FL 33993 CAPE CORAL FL 33991 DESC IN OR 1660 PG 4493
EVA RICHARD JR + KATHY 20-44-23-00-00003.001D FM NW COR E674, 5828 TOPOB 22
11881 LITTLE QUAIL LANE 11851 LITTLE QUAIL LN THEN S 254, E 172, N 254,
CAPE CORAL FL 33991 CAPE CORAL FL 33991 W 17170 POB
REALMARK CAPE ROYAL LLC 20-44-23-00-00003.0020 PARLINNW 1/4 OF NW 1/4 23
5789 CAPE HARBOUR DR STE 201 3060 SW PINE ISLAND RD AS DESC IN OR 1285 PG 0560
CAPE CORAL FL 33914 CAPE CORAL FL 33991
ROYAL TEE GOLF CLUB INC 20-44-23-00-00003.0030 5 286.57 FT OF THE E 1/2 OF 24
11460 ROYAL TEE CIR 11900 LITTLE QUAIL LN W1/2 OF E 1/2 OF NW 1/4 OF Nw
CAPE CORAL FL 33991 CAPE CORAL FL 33991 174 DESC OR 2840/0001
ROYAL TEE GOLF CLUB INC 20-44-23-01-00000.00A0 ROYAL-TEE COUNTRY CLUB 25
11460 ROYAL TEE CIR 3050 SW PINE ISLAND RD EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 PB 37 PGS 5-12 SEC 20/29
TRS ABC GOLF COURSE +
PAR A DESC OR 2840/0001
LESS OR 4030/1755 + OR
4124/3924
ROYAL TEE HOMEOWNERS ASSN 20-44-23-01-00000.00CE ROYAL TEE COUNTRY CLUB 26
UNIT 6 PMB 126 RIGHT OF WAY EST
211 HANCOCK BRIDGE PKWY £l PB37 PG3 TRACTS ETHRU
CAPE CORAL FL 33980 + N THRU P + PRIVATE RIW
COMMON ELEMENTS
MARS DALE W TR 1/2INT + 20-44-23-01-0000A.2100 ROYAL-TEE COUNTRY CLUB 27
801 ROMANO KEY CIR 11998 ROYAL TEE CIR EST
PUNTA GORDA FL 33855 CAPE CORAL FL 33991 BLKAPB37PG4
LOT 210
SCHAFSTEIN FRANK 20-44-23-01-0000A.2110 ROYAL-TEE COUNTRY CLUB 8
123 BAYSHORE DR 11994 ROYAL TEE CIR EST
CAPE CORAL FL 33904 CAPE CORAL FL 33991 BLKAPB37PG4
LOT 211
SWAN LAKE ENTRPRISES INC 20-44-23-01-0000A.2120 ROYAL-TEE COUNTRY CLUB 29
207 SWAN LAKE DR 11990 ROYAL TEE CIR EST
N FT MYERS FL 33917 CAPE CORAL FL 33991 BLKAPB37 PG4
LOT 212
HADI MOHAMMED 20-44-23-01-0000A.2130 ROYAL-TEE COUNTRY CLUB 30
FINES GALLERY 11986 ROYAL TEE CIR EST
11400 S CLEVELAND AVE CAPE CORAL FL 33991 BLK APB37PG4
FORT MYERS FL 33907 LOT 213




OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION Map Index
MEANS RICK A+ STACY JO 20-44-23-01-0000A.2140 ROYAL-TEE COUNTRY CLUB 31
11982 ROYAL TEE CIR 11982 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 Eg? /2\138 37PG4
WELLS HAROLD P+ BETTYEM 20-44-23-01-0000A.2150 ROYAL-TEE COUNTRY CLUB 32
937 BOWMAN RD APT 360 11978 ROYAL TEE CIR EST
MOUNT PLEASANT SC 29464 CAPE CORAL FL 33991 ng(' /2\1;;}3 37 PG4
LYNCH RICHARD M + 20-44-23-01-0000A.2160 ROYAL-TEE COUNTRY CLUB 33
1925 CLIFFORD ST APT 702 11974 ROYAL TEE CIR EST
FORT MYERS FL 33901 CAPE CORAL FL 33991 Eéi; 2\128 37PG4
ROUX JEAN P + PATRICIA D 20-44-23-01-0000A.2170 ROYAL-TEE COUNTRY CLUB 34
2020 SW8TH CT 11970 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLK A PB37 PG4
LOT 217
SMITH WILLIAM R + MAGDALENA R 20-44-23-01-0000A.2180 ROYAL-TEE COUNTRY CLUB 35
11966 ROYAL TEE CIR 11966 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL- 33991 BLK APB37 PG4
- LOT 218
NARDI RONALD L + OLGAK 20-44-23-01-0000A.2190 ROYAL-TEE COUNTRY CLUB 36
11962 ROYAL TEE CIR 11962 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLKA PB37 PG4
- LOT 215
GRIFFITH JEFFERY A + DONNA C 20-44-23-01-0000A.2200 ROYAL-TEE COUNTRY CLUR 17
11958 ROYAL TEE CIR 11958 ROYAL TEE CIR EST !
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLK APB37 PG4
LOT 220
BUDNY JAMES J 20-44-23-01-0000A.2210 ROYAL-TEE COUNTRY CLUB 18
11954 ROYAL TEE CIR 11954 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLK A PB 37 PG 4
LOT 221
AJS OIL + FOOD CO INC 20-44-23-C1-00008.0000 N 1/2 OF E 1/2 OF E /2 19

2920 E COMMERCIAL BLVD
FORT |LAUDERDALE FL 33308

3130-3138 SW PINE ISLAND RD
CAPE CORAL FL 33991

OF W 172 OF NW 1/4 OF NW 1/4

BCD HOLDINGS OF S FLORIDA INC
2820 E COMMERCIAL BLVD
FORT LAUDERDALE FL 33308

20-44-23-C1-00008.0010
ACCESS UNDETERMINED
CAPE CORAL FL 33991

SI20FENROF EN2 40
OF W 1/2 OF NW 1/4 OF NW 1/4

40 RECORDS PRINTED
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LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2006-15

Text Amendment v | Map Amendment

This Document Contains the Following Reviews:

v Staff Review

N

Local Planning Agency Review and Recommendation

v 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: March 19, 2008

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTATIVE:
John Cauthen
Represented by Michael Roeder of Knott, Consoer, Ebelini, Hart & Swett PA
1625 Hendry St. Suite 301
Ft. Myers, FL, 33901

2. REQUEST:
Amend the Lee Plan Map 1, Future Land Use Map for a 13.5 acre parcel from the Rural to

the Commercial Future Land Use Category.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: .
Planning staff recommends that Map 1, the Future Land Use Map, be amended to change
the future land use designation of the subject area from the “Rural” land use category to the
"Commercial" land use category for the 13.5 acres subject property.

STAFF REPORT FOR . October 22, 2008
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2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The subject parcel is an enclave of County land.

The subject parcel is in the Tropical Storm and Category 1 Hurricane Storm Surge zones and the
Coastal High Hazard Area (CHHA).

All of the necessary infrastructure is in place or can be provided to the subject parcel. The
proposed land use change will not cause future road network plan changes. The requested land use

change will have a minimal impact on public safety service providers.

The proposed amendment will cause the population accommodation capacity of the Future Land
Use Map to decrease in the Rural designated portions of the Pine Island planning community

The Commercial Future Land Use category does not permit residential uses.
Any commercial development would be required to follow the Planned Development process.

The subject property is abutted by two arterial roadways: Veterans Parkway and Pine Island Road
(SR78)

Veterans Parkway is a “Limited Access” facility.
There is a Publix shopping center to the north across Pine Island Road. To the south is the Royal
Tee Country Club subdivision and to the east is a gas station. To the west across Veterans Parkway

is a large vacant parcel.

The proposed development is consistent with the site locations standards listed in Goal 6 of the Lee
Plan.

The proposed development is consistent with Policy 1.1.10, the Commercial future land use
descriptor policy of the Lee Plan.

C. BACKGROUND INFORMATION

1.

INTRODUCTION

The subject property is a 13.5 acre parcel at the southeast corner of Veterans Parkway and Pine
Island Road in Cape Coral. The parcel is currently zoned AG-2 and is in the Rural future land
use category on Lee Plan Map 1, the Future Land Use Map. The applicant is proposing to
change the future land use category from Rural to Commetcial. The subject parcel is part of
an enclave of County land within the boundary limits of the City of Cape Coral. The land to
the abutting to the east, and across public rights of way on the west and north all lay within the
City of Cape Coral and are in the Pine Island Road District future land use category. Parcels
on the east and north have urban land uses. The property is abutted on the south by the Royal
Tee Country Club. It is a residential development which is zoned RS-2 and is in the Rural
future land use category. Abutting on the east is a gas station and vacant commercial land.

STAFF REPORT FOR October 22, 2008
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North of the property across Pine Island Road is a community shopping center. Across
Veterans Parkway on the west is a vacant parcel. The applicant originally proposed to change
the subject property from Rural to Intensive Development. Planning staff met with the
applicant and requested that he consider changing the requested future land use category to
Commercial in order to mitigate some of staffs concerns with the proposed amendment.

2. COMPREHENSIVE PLAN BACKGROUND
The subject property has been designated Rural on the Future Land Use Map since 1984, the
year that the Lee Plan was adopted. Several Lee Plan policies are relevant to the proposed plan
amendment:

Policy 1.1.10: The Commercial areas are located in close proximity to existing
commercial areas or corridors accommodating employment centers, tourist oriented
areas, and where commercial services are necessary to meet the projected needs of the
residential areas of the County. These areas are specifically designated for
commercial uses. Residential uses, other than bona fide caretaker residences, are not
permitted in this future land use category excepl to the extent provided in Chapter XIII
of the Plan. The Commercial areas are areas where residential uses are not expected
or compatible due to the nature of the surrounding land uses and their location along
major travel corridors. The commercial designation is intended for use where
residential development would increase densities in areas such as the Coastal High
Hazard Areas of the County or areas such as Lehigh Acres where residential uses are
abundant and existing commercial areas serving the residential needs are extremely
limited.

The requisite infrastructure needed for commercial development is generally planned
or in place. New developments in this category must connect [0 a potable water and
sanitary sewer system. Commercial andretail developments, hotels and motels, banks,

all types of office development, research and development, public, and other similar
development will predominate in the Commercial areas. Limited light industrial uses
are also permitted, excluding outdoor storage type uses. Any redesignation of land to
the Commercial land use category should occur along major travel corridors and at
road intersections. The planned Development rezoning process must be used to
prevent adverse impacts to the surrounding areas and to ensure that appropriate site

development regulations are incorporated into the development plans of each site. A

maximum Floor Area Ratio (FAR) of 1 will be used as an index of intensity of
development in the Commercial category. Development in this future land use

category is not required to comply with the site location criteria provided in Goal 6
when appropriate site development regulations are incorporated into the planned
development.

POLICY 1.4.1: The Rural areas are to remain predominantly rural—that is, low
density residential, agricultural uses, and minimal non-residential land uses that are
needed to serve the rural community. These areas are not to be programmed to receive
urban-type capital improvements, and they can anticipate a continued level of public
services below that of the urban areas. Maximum densily in the Rural area is one
dwelling unit per acre (1 du/acre).
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POLICY 1.7.3: The Urban Reserve overlay indicates areas that are suitable for
annexation into adjoining municipality. Urban Reserve areas are initially established
by interlocal agreements pursuant to section 1 63.3171(1), F.S.

POLICY 6.1.2: All commercial development must be consistent with the location
criteria in this policy, except where specifically excepted by this policy or by Policy
6.1.7, or in Lehigh Acres by Policies 1.8.1 through 1.8.3.

POLICY6.1.7: Prohibit commercial developments from locating in such a way as to
open new areas to premature, scattered, or strip development; but permit commercial
development to infill on small parcels in areas where existing commercial development
would make a residential use clearly unreasonable.

POLICY 105.1.4: Through the Lee Plan amendment process, future land use
designations of undeveloped areas within coastal high hazard areas will be considered
for reduced density categories in order to limit the future population exposed to coastal
flooding.

POLICY 105.1.5: Zoning requests located in the coastal high hazard area will be
considered for reduced or minimum density assignments, in accordance with their
future land use category densityrange. This evaluation should be done in concert with
an evaluation of other individual characteristics such as compatibility with existing
uses, desired urban form, and availability of urban services.

PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Introduction

The proposed amendment is intended for an important location in the County. It is situated at the
intersection of a north-south inter-county road facility and an east-west State Road. Because of this,
development on this site will have greater impact than other properties of comparable size. The originally
proposed amendment was to redesignate the property to the Intensive Development future land use
category. Due to the large potential impact of residential development at this location, staff requested that
the applicant amend the request to the Commercial future land use category. In doing so, many of the
potential impacts of development on the subject property have been mitigated. This section reviews the
potential impact of the proposed amendment on residential and commercial development, environmental
issues and other criteria.

Population Accommodation

The subject property is located in the Pine Island planning community. The current future land use
category on the subject property is Rural, which allow a maximum of 1 dwelling unit per acre. The subject
property would allow a total of 13 units which equals 27 residents (13 X 2.14 =27.82). The Commercial
Future Land Use category does not permit residential development apart from caretaker residences and the
provisions of Chapter X11I of the Lee Plan. The relevant section of Chapter XIII addresses Minimum Use
Determinations and would only allow residential uses that would already be permitted under the current
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future land use category. Therefore, redesignating the property to the Commercial category would cause
areduction of 27 residents. Since the property is currently vacant, placing the property in the Commercial
future land use category will not increase residential density and decreases potential future residential
density. The Pine Island planning community is allocated 190 acres for the Rural Future Land Use
category. There are 710 acres of land designated Rural in the planning community, creating a deficit of
520 acres. The proposed amendment would decrease this deficit by 13.5 acres. The Pine Island planning
community is allocated 226 acres for commercial use. Of that, 154 acres are existing. This leaves a
remainder of 72 acres which is enough to accommodate the 13.5 acres of commercial uses that would be
possible under the Commercial future land use category.

School Impacts

The proposed amendment will reduce potential future residential density by 13 dwelling units. At a rate
of 316 students for every single family residence, eliminating the residential uses from this property will
result in a reduction of 4.108 students in the Lee County School District. This is an insignificant impact
on the School District.

Coastal High Hazard Area

The subject property is in the Tropical Storm and Category 1 Hurricane storm surge zones as depicted on
Plate 4 of the 1991 Hurricane Storm Tide Atlas for Lee County. The Coastal High Hazard Area (CHHA)
includes those areas within the Tropical Storm and Category 1 storm surge zones. Therefore the subject
property is within the CHHA. Lee Plan Policy 105. 1.4 requires that undeveloped areas within the CHHA
be considered for reduced density to limit future populations exposed to storm surge flooding.
Redesignating the property to the Commercial future land use category will decrease the amount of
potential residential development within the CHHA. Lee Plan policy 105.1.5 states that zoning requests
in the CHHA will considered for reduced density in accordance with their future land use category. This
consideration will include other factors such as compatibility with existing uses and desired urban forms.
Any development in the Commercial Future Land Use category requires that the planned development
process be followed. This would conform to the special considerations listed in Lee Plan Policy 1.5.1.5
in future development review on the subject property.

Environmental Issues

County Environmental staff have inspected the subject property. The site is heavily disturbed, and has
been used as a pasture. Storm water retention may be a concern because of the condition of the site with
regards to wetlands.

The applicant has not submitted a wetland determination by SFWMD on jurisdictional wetlands.

Environmental staff report that the site appears to not historically have been a wetland. The water
observed on the site was possibly due to development on surrounding parcels. This conclusion is
supported by the presence of Boca Fine Sand and Wabassa Sand soils on the site. Both of these soil types
are non-hydric, indicative of non-wetland conditions. These facts are in accord with the species survey
submitted by the applicant. The species survey reports no protected species or signs of protected species
were observed on the subject property.

Sheriffs Office
A letter dated November 14, 2007 from the Office of the Sheriff states that the proposed amendment would
not affect the ability of the Lee County Sheriffs Office to provide core services.

STAFF REPORT FOR October 22, 2008
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Fire

The subject property is served by the Matlacha-Pine Island Fire Control District. The chief of the district
has stated that the district is currently not able to maintain a sufficient level of service to the subject
property. The district is currently in the process of acquiring land for an additional fire station near the
subject property that would provide a sufficient level of fire service. The district is also acquiring land
approximately one quarter mile to the west of the subject property for an ambulance facility.

EMS

In a letter dated January 29, 2007, the Chief of Planning for the Lee County Division of Public Safety
stated opposition to any increase in residential density on the subject property. The applicant has
subsequently agreed to amend the proposal to the Commercial future land use category. This category
does not permit residential uses and therefore precludes any increase in residential density. Public Safety
staff have agreed with this conclusion.

Solid Waste

The applicant submitted a letter from Operations Manage of Lee County Solid Waste Division. The letter
states that the division is capable of providing service to the subject property and that plans have been
made to allow for growth to maintain long-term disposal capacity.

Parks, Recreation and Open Space

Parks and Recreation is one of the areas that are covered by minimum required levels of service. The Lee
Plan standard for minimum level of service for regional parks is 6 acres per 1,000 residents. The
mandatory level of service for community parks is .8 acres per 1,000 residents. Redesignating the property
to the Commercial category would cause a reduction of 27 residents. This would cause a reduction in
mandatory regional park acreage by .162 acres. The required community park acreage would be reduced
by .0216 acres.

Historic Resources

The applicant submitted an archeological inquiry about the subject property to the Division of Historical
Resources of the Florida Department of State. The Master Site file lists no previously recorded cultural
resources on the subject property.

Transportation Issues

The subject property fronts on Veterans Parkway on the west and Pine Island Road on the North. Both
of these roads are classified as arterial roadways. Veterans Parkway is designated as a “Limited Access”
facility. Access points are limited to those specified by Board resolution. That resolution currently limits
access from Veterans Parkway to a right in/right out connection approximately one-quarter mile south of
the intersection with Pine Island Road. There is a potential for an additional left-in connection at the south
property line assuming a joint access can be worked out with the Royal Tee Country Club subdivision.

Commercial Compatibility
Lee Plan Goal 6 outlines the Site Location Standards for commercial uses in Lee County. The subject
property is at the intersection of two arterial roadways. Under Lee Plan Policy 6.1.2 part 3, such an
intersection conforms to the location standards for “Community Commercial.” The Community
Commercial category lists that the site area be between 10 and 35 acres. At 13.5 acres, the subject property
conforms to this requirement.
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The Commercial future land use category permits a Floor Area Ratio of 1. The subject parcel is 13.5 acres
which equals 588,060 square feet of commercial. This exceeds the 400,000 square foot maximum listed
for the Community Commercial site location category. However, the Commercial future land use category
does not require that commercial development strictly comply with the site location standards listed under
Lee Plan Goal 6.

Lee Plan Policy 6.1.7 prohibits commercial development that is premature, scattered or strip development.
The intersection of two major arterial roadways provides a commercial node to prevent the creation of strip
development on Pine Island Road. Veterans Parkway is a limited access facility, which will prevent the
proliferation of driveways characteristic of strip development. A community shopping center is located
at the northeastern corner of the intersection. Therefore, the creation of commercial uses on the subject
property is not premature.

Surrounding Zoning and Future Land Uses

The subject property is in close proximity to land that lays within the boundary of the City of Cape Coral.
The properties abutting on the east as well as the land directly across Pine Island Road and Veterans
Parkway are all within Cape Coral. All of these lands are designated as part of the Pine Island Road
District in the Future Land Use Element of the Cape Coral Comprehensive Plan:

"Pine Island Road District, illustrated in purple, is located along Pine Island Road from east of
Del Prado Boulevard, and west to Burnt Store Road. Under this land use designation, at least two

distinctive zoning categories will be allowed.: Village and Corridor zoning. The Village zone is
intended to promote maximum pedestrian friendliness and minimal automobile traffic between
residential areas, shopping destinations, a variety of entertainment establishments, and
employment opportunities. The Corridor zoning designation will be placed on the land located
between the Villages andwill include larger scale, less pedestrian-oriented uses. In general terms,

Pine Island Road District will encourage mixed-use development at key intersections with major
North-South streets along Pine Island Road."

The parcels to the east and west of the subject property are zoned Corridor while the shopping center to
the north is zoned Village. Both of these categories support commercial land uses. These commercial uses
would be compatible with proposed commercial development on the subject property. The Pine Island
Road District is compatible with commercial development. Therefore, the proposed amendment conforms
to the Future Land Use Element of the Cape Coral Comprehensive Plan. ‘

The only county land abutting the subject property is the Royal Tee Country Club subdivision to the south.
This golf course subdivision is zoned RS-2 and is largely, though not fully, built out. The subject property
abuts four or five residential lots in this community. Any commercial development on the subject property
would need to be buffered along this boundary. This would not be difficult for staff to require in the future
as any development in the Commercial future land use category is required to follow the Planned
Development process.

Annexation Issues

The subject parcel is adjacent to the Cape Coral City Boundary. The subject property is also identified on
Map 1, page 4 of 5, as part of an Urban Reserve Overlay. Lee Plan Policy 1.7.3 states that the Urban
Reserve Overlay indicates areas that are suitable for annexation into an adjacent municipality.

Planning staff has asked the applicant to provide discussion as to whether or not the applicant has
considered this issue, as it has always been the County’s policy to encourage annexation for the enclave

STAFF REPORT FOR October 22, 2008
CPA2006-15 PAGE 7 OF 12



parcels along Pine Island Road. The applicant has provided that the possibility of annexing has been
discussed, yet annexation is difficult as long as the property remains within the Greater Pine Island Water
Association franchise area. The applicant met with Cape Coral staff in 2005 and was told that utility
service would not be available until “probably 2020." At that time, the applicant chose not to apply for
annexation, but to apply for a Lee Plan amendment.

It is Planning staff’s understanding that the impediment to annexations in this area is the fact that the
subject parcel is located in the Greater Pine Island Water Association franchise area and involves the
release of water rights to the City of Cape Coral. In addition, the City Utility Plan does not show the area
receiving water/sewer services until sometime between the year 2010 and 2012.

B. CONCLUSIONS

The proposed amendment will reduce the population impact of development on the subject property.
Commercial uses are appropriate to the site and conform to the site location standards of the Lee Plan.
Commercial development on this site is also compatible with the future land use goals of the City of Cape
Coral. The Commercial future land use category will have a minimal impact on the School District.
Future commercial development on the subject property will require buffering against the residential lots
abutting the south boundary.

C.STAFF RECOMMENDATION
Planning staff recommend that the Board of Commissioners transmit the amendment to redesignate the
future land use on the subject property from Rural to Commercial.

STAFF REPORT FOR October 22, 2008
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A.

PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: March 24, 2008

LOCAL PLANNING AGENCY REVIEW
Planning staff and the applicant gave brief presentations.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT

SUMMARY

C.

1.

CPA2006-15

RECOMMENDATION:

The LPA voted to transmit the proposed plan amendment. The LPA also voted to amend
Lee Plan Map 7, the Future Sewer Service Areas Map to include the subject property. One
LPA member asked the applicant about the planned uses for the subject property. The
applicant stated that the property would include a mix of general retail uses with the
possibility of hotel/motel space as well. Another member asked about the access to the
property from both Pine Island Road and Veteran’s Parkway. The applicant stated that they
would seek a shared access with the gas station to the east on Pine Island Road. He then
stated that there is a right-in/right-out access on Veteran’s Parkway as previously
designated by the Board of County Commissioners. The applicant may seek a shared
access with the Royal Tee subdivision abutting the south side of the property.

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

VOTE:
NOEL ANDRESS AYE
LES COCHRAN ‘ AYE
RONALD INGE ABSENT
JACQUE RIPPE ABSENT
CARLETON RYFFEL AYE
LELAND M. TAYLOR ~ ABSENT
RAE ANN WESSEL AYE

STAFF REPORT FOR October 22, 2008
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW:
The Board of County Commissioners provided no discussion concerning the proposed plan
amendment. No public input was provided concerning the proposed plan amendment. This item was
approved on the consent agenda.

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

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

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board accepted the finding of facts as advanced by staff and the LPA.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FQR October 22, 2008
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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

October 22, 2008

STAFF REPORT FOR
PAGE 11 OF 12
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
A. BRIAN BIGELOW
TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
STAFF REPORT FOR October 22, 2008
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CPA2006-15 Cauthen Amendment
Existing Future Land Use Map
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CPA2006-15 Cauthen Amendment
Proposed Future Land Use Map
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APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)

DATE RECD . REC'D BY:
APPLICATION FEE | TIDEMARK NO:
THE FOLLOWING VERIFIED sy

~ Commissioner District ||

(To be completed by Planning Staff)

Plan Amendment Cycle: Normal D Small Scale [:] DRI [ Emergency

Request No:

Answer all question accurately. Please print or type responses. if
additional space is n ued, number and attach additional sheets. The total number of
sheets in your a pphcation is:

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Additional copies may be
required for Local Planning Agency, Board of County Commissioners hearings and the
Department of Community Affairs’ packages.

| the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents
provided are complete and accurate to the best of my knowledge.

0% 140 WM e Lo

DATE SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE

Lee County Comprehensive Plan Amendment Page Tof 9
Application Form (06/06) G:\AMS\Cauthen\Resubmittal(3)\CompPlanAmendmentApp.wpd



I. APPLICANT/AGENT/OWNER INFORMATION

John Cauthen

APPLICANT

4353 Michigan Link

ADDRESS

Fort Myers FL 33916
chy STATE 7P
239-851-3830 239-334-2952
TELEPHONE NUMBER FAX NUMBER

Michael E. Roeder, AICP- .

AGENT?

1625 Hendry Street, Suite 301

ADDRESS

Fort Myers ‘ ‘ FL 33901
CITY STATE ZIP
239-334-2722 239-334-1446
TELEPHONE NUMBER FAX NUMBER

3150 SW Pine Island Rd, LLC

OWNER{s)OF RECORD
4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CITY STATE ZIP
239-851-3830 239-334-2952
TELEPHONE NUMBER FAX NUMBER

Name, address and qualification of additional planners, architects, engineers,
environmental consultants, and other professionals providing information contained
in this application.

* This will be the person contacted for all business relative to the application.

[ee County Comprehensive Plan Amendment Page Zof 9
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Il. REQUESTED CHANGE (Please see ltem 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

L—_’) Text Amendment Future Land Use Map Series Amendment
(Maps 1 thru 21)
List Number(s) of Map(s) to be amended

B. SUMMARY OF REQUEST (Brief explanation):

Map amendment from Rural to Commercial.

Ill. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY
(for amendments affecting development potential of property)

A. Property Location:
1. Site Address: 3150 SW Pine Island Road, Cape Coral, FL 33991

2. STRAP(s): ~20-44-23-00-00002 0000

B. Property Information

Total Acreage of Property: 13.5 % acres

Total Acreage included in Request: 13.5 * acres

Area of each Existing Future Land Use Category: Rural

Total Uplands: 13.5 acres

Total Wetlands: NA

Current Zoning: AG-Z

Current Future Land Use Designation_Rural

Existing Land Use: Vacant

Cee County Comprehensive Plan Amendment Page J of 9
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C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay:. NA

Airport Noise Zone 2 or 3: NA
Acquisition Area: NA
Joint Planning Agreement Area (adjoining other jurisdictional Jands): NA
Community Redevelopment Area: NA

D. Proposed change for the Subject Property:  Intensive Development

E. Potential development of the subject property:
1. Calculation of maximum allowable development under existing FLUM:

Residential Units/Density 1 unit per acre

Commercial intensity

Industrial intensity

2. Calculation of maximum allowable development under proposed FLUM:

Residential Units/Density 14 units per acre (181 total residential units)

1 i i YO crg o
Commercial intensity 400,000 square

Industrial intensity

IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the
preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)

A. General Information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5" x 117”) for inclusion in public hearing packets.

Lee County Comprehensive Plan Amendment Page 4 of 9
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The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1.

2.

Cn

Provide any proposed text changes.

Provide a Future Land Use Map showing the boundaries of the subject
property, surrounding ‘street network, surrounding designated future land
uses, and natural resources.

Map and describe existing land uses (not designations) of the subject
property and surrounding properties. Description should discuss consistency
of current uses with the proposed changes.

Map and describe existing zoning of the subject property énd surrounding
properties.

he iegal description(s)
A copy of the deed(s) for the property subject to the requested change.

An aerial map showing the subject property and surrounding properties.

If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner.

B. Public Facilities Impacits

NOTE: The applicant must calculate public facilities impacts based on a

maximum development scenario (see Parl Ii.H.).

1.

Traffic Circulation Analysis

The analysis is intended to determine the effect of the land use change on the
Financially Feasible Transportation Plan/Map 3A (20-year horizon) and on the
Capital Improvements Element (5-year horizon). Toward that end, an
applicant must submit the following information:

Long Range — 20-year Horizon:

a. Working with Planning Division staff, identify the traffic analysis zone
(TAZ) or zones that the subject property is in and the socio-economic data
forecasts for that zone or zones;

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by typeletc.);

LCee County Comprehensive Plan Amendment Page 5 of 9
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C.

If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff.
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those modifications and the
effect on the financial feasibility of the plan;

An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change; -

If the proposal is based on a specific development plan, then the site plan
should indicate how facilities from the current adopted Financially Feasible

e e e MEE A T om i mvarmy e Mo ogil . 3 A
i1 ana/or thie Oniciar 1 ranicways wiap win oe accommodated.

Short Range — 5-year CIP horizon:

a.

Besides the 20-year analysis, for those plan amendment proposals that
include a specific and immediated development plan, identify the existing
roadways serving the site and within a 3-mile radius (indicate laneage,
functional classification, current LOS, and LOS standard);,

Identify the major road improvements within the 3-mile study area funded
through the construction phase in adopted CIP’s (County or Cities) and
the State’s adopted Five-Year Work Program;

Projected 2020 LOS under proposed designation (calculate anticipated

number of trips and distribution on roadway network, and identify resulting
changes to the projected LOS);

For the five-year horizon, identify the projected roadway conditions
(volumes and levels of service) on the roads within the 3-mile study area
with the programmed improvements in place, with and without the
proposed development project. A methodology meeting with DOT staff
prior to submittal is required to reach agreement on the projection
methodology;

Identify the additional improvements needed on the network beyond those
programmed in the five-year horizon due to the development proposal.

2. Provide an existing and future conditions analysis for:

a.
b. Potable Water

C.

d. Parks, Recreation, and Open Space.

Sanitary Sewer

Surface Water/Drainage Basins

Analysis should include (but is not limited to) the following:

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

Lee County Comprehensive Plan Amendment Page 6 of 9
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o Current LOS, and LOS standard of facilities serving the site;

» Projected 2020 LOS under existing designation;

s Projected 2020 LOS under proposed designation;

« Improvements/expansions currently programmed in 5 year CIP, 6-10 year
CIP, and long range improvements; and

+ Anticipated revisions to the Community Facilities and Services Element
and/or Capital Improvements Element (state if these revisions are
inciuded in this amendment).

3 Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:

Fire protection with adequate response times;

‘Emergency medical service (EMS) provisions;

Law enforcement;

Solid Waste;

Mass Transit; and

Schools.

® 0P o

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and Il for their evaluation. This application should include
the applicant's correspondence to the responding agency.

C. Environmental Impacts
Provide an overall analysis of the character of the subject property and

surrounding properties, and assess the site's suitability for the proposed use
upon the following:

1. A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS).

2 A map and description of the soils found on the property (identify the source
of the information).

3. A topographic map with property boundaries and 100-year flood prone areas
indicated (as identified by FEMA).

4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

5. A table of plant communities by FLUCCS with the potential to contain species
(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCCS and the species status (same as FLUCCS map).

Tee County Comprehensive Plan Amendment Page7of9
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D. Impacts on Historic Resources

List all historic resources (including structure, districts, and/or archeologically
sensitive areas) and provide an analysis of the proposed change's impact on
these resources. The following should be included with the analysis:

1.

2.

A map of any historic districts and/or sites, listed on the Florida Master Site
File, which are located on the subject property or adjacent properties.

A map showing the subject property location on the archeological sensitivity
map for Lee County.

E. internal Consistency with the t ee Plan

1.

N

Discuss how the proposal affects established Lee County population -
projections, Table 1(b) (Planning Community Year 2020 Allocations), and the
total population capacity of the Lee Plan Future Land Use Map.
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Describe how the proposal affects adjacent local governments and their
comprehensive plans.

List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment.

F  Additional Requirements for Specific Future Land Use Amendments

1.

2.

Requests involving Industrial and/or categories targeted by the Lee Plan as

employment centers (to or from)

a. State whether the site is accessible to arterial roadways, rail lines, and
cargo airport terminals,

b. Provide data and analysis required by Policy 2.4.4,

c. The affect of the proposed change on county's industrial employment goal
specifically policy 7.1.4.

Requests moving lands from a Non-Urban Area to a Future Urban Area

a. Demonstrate why the proposed change does not constitute Urban Sprawl.
Indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.

Tee County Comprehensive Plan Amendment Page 80of 9
Application Form (06/06) G:\AMS\Cauthen\Resubmittal{3\CompPlanAmendmentApp.wpd



1. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2.

2. Requests moving lands from Density Reduction/Groundwater Resource must
fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.

G. Justify the proposed amendment based upon sound planning principles. Be sure
to support all conclusions made in this justification with adequate data and

analysis.

item 1: Fee Schedule

Map Amendment Flat Fee $2,000.00 each

Map Amendment > 20 Acres 1'$2,000.00 ahd $20.00 per 10 acres

Small Scale Amendment (10 acres or less) | $1,500.00 each
Text Amendment Flat Fee $2,500.00 each

Page 9of Y
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AFFIDAVIT

I, _Johnson W. Cauthen as Managing Member of 3150 SW Pine Island Road, L1 C,
a Florida Limited Liability Company___, certify that | am the owner or authorized
representative of the property described herein, and that all answers to the
questions in this application and any sketches, data, or other supplementary
matter attached to and made a part of this application, are honest and true to the
best of my knowledge and belief. | also authorize the staff of Lee County
Community Development to enter upon the property during normal working hours
for the purpose_ of investigating and evaluating the request made through this

V20/04

gn 57}( owhner or ownéﬁaﬁthcriﬁ agent /Date /

Sobwson L. Cporséen

Typed or printed name

STATE OF FLORIDA)
COUNTY OF LEE )

The foregoing instrument was certified and subscribed before me this ol 7
day of \YW 2006 , by __Johnson W. Cauthen as Managing Member of 3150
SW Pine Island Road, LL.C. a Florida Limited Liability Company , who is

personally @ho has produced as

identification.

(/)/1444_{ /;4,{ il) % LLaf

(SEAL) S, caNDICEL FREESE  Signature of notary publit
7 . MY COMMISSION § DD 502750

. EXPIRES: Janvary 28, 2010
Bondad Thru Budget Notary Services

Printed name of notary public
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MAP DISCLAIMER:

Maps and documents made available to the public by the Lee County Property Appraiser’s
Office are not legally recorded maps or surveys and therafore are notintended to be used as
such. The maps and documents are ereated as part of a Geographic Information System
{GIS) that compiles records, infasmation, and data from various departments, citias, county,
state and federal sources. The source data may contain errors. Users are cncouraged to
examine the documentation or metadata asseciated with the data on which this map is based
for information related lo its accuracy, currentness, and limitations.

Lee County Property Appraiser’s Office
LEF COUNTY E E ‘iure ’ aﬁ S e Kenneth M. Wilkinson, C.F.A.
Property Appraiser
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Existing Land Uses
EXHIBIT A.3

The subject property is vacant and designated Rural on the County’s land use map. To the north of
the subject property is Pine Island Road and then a large shopping center anchored by Publix. This
property is located in the Pine Island Corridor District in the City of Cape Coral. To the west of the
subject property is Veterans Pkwy. and beyond that is a vacant parcel that is also a part of the Pine
Island Corridor District. To the south is the Sandoval Residential Development in the City of Cape
Coral and to the east is a Shell Gas Station in the Pine Island District Corridor and also Royalty
Country Club which 1s in Unincorporated Lee County and 1s designated Rural.



This instrument preparcd by:

EXHIBIT A.6

Bumt Store Title Services, lnc.

15500 Bumt Storc Rd., Suite 106

F}mm Gorda, FL 33950 - INSTR # 6359326

941-833-1067 P’ o mr maaee T .
Ok BRK 84367 Pgs Beu2 - 2133 (iepys)

Debbic Bollinger SR BR TROhS Ph4s Snhe o c
WECURDEY B7/715/¢B84  Bia:gl:ae PH

Property Appraiscr's CHARLIE GREEN, CLERK OF COURT
Parcel fdentification No: 20-44-23-00-00002.0000 LEE COURTYr, F_ORIDA

DEED DUC 25,666, 96

DEFUTY LLERE & 3herwocu

Warranty Deed by Trustee
O\O (Section 689.071, Florida Statutes)

\?/Q
N
%‘C)

\_'.
B

THIS INDENTURE madeJuly 1S 2004, between Ronald A. York, Trustee and James
L. Bevillard, Trustee Under Trust Dated 11/14/1989, pursuantio Florida Statute 689.071 undes
the provisions of the unrecorded Trust with full power and authority in them jointly, or if one dies, then
in the survivor to protect, conserve, and to sell, or to lease, or to encumber or otherwise to manage and
dispose of the real property described hereafter under the authority of 689.071, Florida Statute (1981).
whose post office address s 4524, SE 16™ Place Suite 3, Cape Coral, Florida 33904Grantor*, and 3150

SW Pine Island Road LLC, a Florida limited liability company, Grantee*, and whose post officc
addressis — j20 4 K phegdee Lowk  FA Meers BRI

copy o c.orq?ot‘oi'"or\ Aotumenrts o Ched

*"Grantor” ‘and "Grantce” arc used for singular or plural, as context requircs.

Witnesseth:

That the Grantor, for and in consideration of the sum of TEN and 00/100 DOLLARS ($10.00) and other
good and valuable consideration, to Grantor in hand paid by the Grantce, the receipt whereof s hereby
acknowledged. has granted, bargained and sold to the Grantee, and Grantee's hetrs and assigns forever. the
following described land, situate, lying in Lee County, Florda, to wit:

See Exhibit "A" attached hereto and expressly made a part hereof.

This deed is exccuted subject to restrictions, reservations and easements of record and taxes tor the current year.

n 7 ;
TO } VE AND TO UO

AVE AND is real estate in fee simple to the grantee and the grantee's heirs,

1
X &
successors, and assigns, forever, with the appurtcnances

AND., the grantor hereby covenants with said grantee that the grantor 15 lawfully scized of said land in
fee simple: that the grantor has good and lawful authority to scll and convey said land: that the grantor hereby
fully warrants the title to said land and will defend the samc against the lawful claims of all persons whomsoever.
and that said land is free of all encumbrances, except taxes accruing subsequent to December 31, 2002, and
casements and restrictions of record, if any, but this reference to said restrictions shall not serve to seimpose the

Same.

It is cxpressly understood and agreed by and between the parties hereto, anything hercin to the contrary
notwithstanding, that each and all of the warranties, indemnities, representations, covenants, undertakings and
agreements hercin made on the part of the Trustee while in form purporting to be the warranhics, indemmiics,
representations, covenants, undertakings and agreements of said Trustee are ncvertheless each and every one of
them, made, and intended not as personal warrantics, indemnities, representations, covenants, undertakings and
agrecments by the Trustec or for the purposc or with the intention of binding said Trustee personally but are madc
and intended for the purpose of being only that portion of the trust property specifically described herem, and
this instrument is executed and delivered by said Trustee not in his own xight, but solely in the exercisc of powrs
conferred upon him as Trustee and that no personal liability or pcrsonal responsibility 1s assumed by nor shall
at any time be asscricd or enforceable against the Trustee or any of the beneficiaries under said Trust Agrecement
on account of this instrument.

FURTHER, GRANTOR herein, being first duly sworn by the undersigned and by execution hereof,
deposes and says: that the named Declaration of Trust set forth above, remains in full force and effect, never
having been terminated and/or revoked. That said Declaration of Trust provides that the Trustce shall have the

Book4367/Page202 Page 1 of 12
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express power to sell, assign, exchange, convey and otherwise transfer any part or all of the property held under
the terms of the trust at such times and upon such terms and conditions as the trustee may determine prudent and
for the best interest of the trust estate and to receive and receipt for the proceeds of the sale. Further, that the
property is not considered homestead property of the grantor or its beneficiaries under the meaning of the laws
of the State of Florida.

IN WITNESS WHEREOF, the said grantor has hereunto set grantor’s hand and seal the day and year

qut abovc written:
/l/

Signgfure oFFirst Witness RONAED ANYORK, TRYSTEE
Printed Name: Paul Sabutis .

edrances 0. Wlohes= Aetts. \
Signature of Second Witness JM@S L. BEVILLARD, TRUSTEE
Printed name: Frances A. Weber-Sabutis

Signed, sealed and delivered
in our presenee:

STATE OF FLORIDA
COUNTY OF

I HEREBY CERTIFY that on this date, before me, an officer duly qualified in the State aforesaid and
in the County aforesaid to take acknowledgments, personally appeared Ronald A. York, Trustee and James L.
Bevillard, Trustee Under Trust Dated 11/14/1989, who executed the foregoing instrument in his/her/their
personal or authorized representative capacity(ies) indicated above, and

%3 who is personally known to me by ongoing acquaintance of_momhs, or

[ ] who has produced their as identification,

WITNESS my hand and official seal in the County and State last aforesaid this 15th day of
July ,20_04

&’""“@ Karen Gemma Mayas
3(_ : My Commission DD171930
%rw”f Expires Fepiuary 13, 2007

(NOTARY SEAL)

Printed Notary Signature

My commission expires: 02/13/2007
My Commission Number pp171930
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Exhibit “A” :

A portion of the E % of the E ¥ of the E % of the NE % of the NE v, of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78) AND a portion of the W % of the W % of the NW % of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for
said Pine Island Road (SR No. 78), said portions being more particularly described as follows:

Commence at a railroad spike marking the NW corner of said Section 20; thence S 0 degrees
11°50” W along the West line of said NW % of Section 20, 33.00 feet to an intersection with the
South right of way line of said Pine Istand Road (SR No. 78); thence due East along said right of
way line, 134.84 feet to a steel pin with a plastic cap bearing the stamp LB 697 and the Point of
Beginning; thence continue due East along the said right of way line, 370.96 feet to a steel pin
and cap; thence S 00 degrees 03'41" W, 1,299.58 feet fo a steel pin and cap; thence N 89
degrees 53'31" W, 508.88 feet to a 2 ¥ "round concrete monument marking the SW corner of
said West % of the W % of the NW % of‘the NW Y of said section 20; thence N 89 degrees
27°38" W, 164.71 feet to a steed pin and cap: thence N 00 degrees 10'30" £, 861.77 feet to a

213G VvV L IES W0 4 51et <ap.

steel pin and cap; thence S 89 degrees 49'21" £, 300.00 feet to a steel pin and cap; thence N 00
degrees 10°39” E, 436.24 feet to a steel pin and cap and the Point of Beginning. LESS and
EXCEPT Burnt Store Extension road right of way described in Order of Taking recorded
September 30, 1999 in O.R. Book 3173, Page 1317, Public Records of Lee County, Florida.

Page 2
#169849- 07/14/2004
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Date: 7/15/04 Time: 11:30 BAM To: 8 9392534 N XEA FOIL My®eYs raXx rage: vuy uvn

¢ ) M a

FLORIDA DEPARTMENT OF STATE

Glenda E. Hood he
Secretary of State

July 13, 2004

SARA LEA
CSC
TALLAHASSEE, FL

The Articles of Organization for 3150 S.W. PINE ISLAND ROAD, L.L.C. were filed on
July 13, 2004, and assigned document number L04000051703. FPlease refer to this
number whenever corresponding with this office.

In accordance with section 608.406(2), F.S., the name of this limited liability company is
filed with the Department of State for public notice only and is granted without regard to
any other name recorded with the Division of Corporations.

The certification you requesied is enclosed.

A limited liability annual report/uniform business report will be due this office between
January 1 and May 1 of the year following the calendar year of the file date. A Federal
Employer Identification (FEI) number may be required before this report can be filed.
Please apply NOW with the Internal Revenue Service by calling 1-800-829-3676 and

requesting form S5-4

Please be aware if the limited liability company address changes, it is the responsibility
of the limited liability to notify this office.

Should you have any questions regarding this matter, please contact this office at the
address given below.

Buck Kohr

Document Specialist

Registration/Foreign Qualification

Division of Corporations Letter Number: 604A00044569

Account number: 072100000032 Amount charged: 155.00

Division of Corporations - P.0. BOX 6327 -Tallahassee, Florida 32314

Book4367/Page206 Page 5 of 12



Date: 7/15/704 Tiwe: 11:30 AW To: B 913952534 R&A Fort Myers Pax Page: 005-0089
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I'certify the attached is a true and correct copy of the Articles of Organization of
3150 SW. PINF ISLAND ROAD, L.L.C., a limited liability company organized
under the laws of the slate of Florida, filed on July 13, 2004, as shown by the
records of this office.
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The document number of this limited liability company is LO4000051703.
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Given under my hand and the
Great Seal of the State of Florida
at Tallahassee, the Capitol, this the

Thirteenth day of July, 2004
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R&A Fort Myers Fax rage: vub-LUB

Date: 7/15/04 Time: 11:30 AM To: 8 9392534
20 %, 0
ok
2 ¢ T
VL o
ARTICLES OF DRGANIZATION FOR FLORIDA NG
LIMITED LIABILITY COMPANY ot g 0
OF o S
~A\ o
' cha -
3150 S.W. PINE ISLAND ROAD, L.L.C. 25, ¢
e
ARTICLET
Narog

The name of this Limited Liability Company is 3150 S.W. PINE ISLAND ROAD, LLC.

ARTICLE D
Address

The mailing address and street address of the principal office of the Limsted Liability Company is:
4353 Michigan Link Fort Myers, FL 33916.

ARTICLE I}

Dumtion

The period of duration of the Limited Liability Company is in perpetuity cxccpt as may be terminated
pursaant to the Limited Liability Operating Agreement.

ARTICLE TV
Registered Office end Agent

The initial registered office of this Comﬁany shall 4353 Michjgan Link Fort Myers, FL 33916,
Telephone: (239} 334-7343, and its initial registeced sgent at such office shall be Jolinsou W. Cauthen.

ARTICLEV
Management

The Limited Linbility Company shall be managed by a Manager in accordance with regulations edopied
by the members for the management of the business and affairs of the Company. These regulations may contain,
additional provisions for the regulation and management of the affairs of the Company consistent with Jaw or these
articles of organization. The nemes and sddresses of the members of the Cornpariy are:

Book4367/Page208 Page 7 of 12



REA Fort Myers Fax Page: U0U/S DUY

Gate: 7/15/04 Time: 11:30 AM To: & 9352534

Albect O'Donncll 4291 Wilhams Road
Estero, F1. 33928
423 Williams Road

Parricia O’Donnell
Estero, FL 33928

ARTICLE V1
Admiision of Additional Membars

Additional members will be admitted only with tho unanfimous consent of all Members upoh such lerms as

are unanimously agrecd to by all Members.
. ARTICLEVI
Members Riphts to Continue Business
The remaining members of the Limited Lisbility Company shall have the right to coatinue the business on

the death, retiranent, resignation, exptlsion, bankruptey, or dissolution of a member or the oceurrence of any other
event which terminates the continued membership of a2 member in the Limited Liability Company.

Dated this ! — day of July, 2004.

Fexzl 073 [S7b7.0

Book4367/Page209 Page 8 of 12



REA Fort Myers Fax Page: OOH-00OW

Cate: ?/15/G4 Time: 11:30 AM To: @ 91392534

CERTIFICATE OF DESIGNATION OF
REGISTERED AGENT/REGISTERED OFFICE

PURSUANT TO THE PROVISIONS OF SECTION 608.415 OR 608.507, FLORIDA STATUTES, THE UNDERSIGNED LIMITED
LiaBILITY  COMPANY SUBMITS THE FOLLOWING STATEMENT IN DESIGNATING THE REGISTERED

OFFICE/REGISTERED AGENT, IN THE STATE OF FLORIDA:
1. " The nare of the Limited Liebility Company is 3150 S.W_ Pine Island Road, L.1..C.

2. The name and address of the registered agent and office is:

JOHNSON W_CAUTHEN
4353 Michigan Link
Frort Myers, FI. 33916
Telephone: (239) 334-7343

Having been named as repistered agent and to accept service of process for the above-stated Limited Liability

Company at the place designated in this certificate, [ hereby accopt the sppointment as registered agent and agree
to act in this capacity. | further sgree w comply with the provisions of afl statutes releting to the proper and
complete performance of my duties, and [ am familiar with and accept the obligations of my posinon as registered

agent.

e
Dated” Tuly | s, 2004

Frx 3 of) aIwes
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MEMBER’'S AFFIDAVIT

The undersigned, being all of the Members of 3150 S.W. PINE ISLAND ROAD, L.L.C.,
a Florida limited liability company ({the "Company”), who being by me first duly sworn, state
as follows:

1. That the Company owns the real property described as follows:

See attached Exhibit "A"

. 2. That the uhdersigned, Johnson W. Cauthen, Albert O’Donhell and Patricia
O'Donnell (the "Members”) represent all of the members of the Company. ’

3. That Johnson W. Cauthen {the "Manager”) is the Manager of the Company.

3. That the Manager, on behalf of the Company, is authorized to obtain a ioan or
loans from COLONIAL BANK, N.A., its successors and/or assigns (the "Bank”) to the Company,
without limit as to amount, including any amendments, modifications, or renewals thereof, on
such terms and conditions required by Bank, and to encumber any and all property of the
Company, including, but not limited to, the Real Property, as security for said loan or loans, on
such terms and conditions as required by the Bank. The Manager, on behalf of the Company, is
authorized to execute and deliver to the Bank any and all documents requested by the Bank to
evidence or secure said loan or loans, including, but not limited to, promissory notes,
mortgages, security agreements, assignments, financing statements and any other instruments
requested by Bank, and any amendment, modification or renewal of the same.

4. That the Articles of Organization and Operating Agreement defivered to the Bank
are a true and correct copy of the Articles of Organization and Operating Agreement of the
Company, and said Articles and Operating Agreement haygnot been amended, modified, or
terminated, and the Company is in full force and effect apa’{;

yua?en dissolved.
L

n W. Cauthen

Albert O'Donnelt

Patricia O'Donnell

Page 1
#165834 — 07/14/2004
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STATE OF FLORIDA .
COUNTY OF LEE

The foregoing instrument was acknowledged before me this ) 6 day of July,
2004, by JOHNSON W. CAUTHEN, who Eﬂ is personally known to me or who {1 has produced

as identification. %
i) Vé Z

" DEBBIE BOLLINGER

T
NOTARY RUBBER A"Qaﬁ% DEBORAM LEA BOLLINGER
OR EMBOSSED SEAL WY COMUISSION #CC frnted N%me
%Zg RES: NOV 29, 2004
af  FL NOTARY SERVICE & BONDDIRANsin No. Expiration Date

e
The foregoing instrument:was acknowledged before me this l;; day of July,
Eit . who [} is personally known to me or who ") has produced

as identification.

7 A
NOTARY RUBBER STAMP SEAL . rnrm
OR EMBOSSED SEAL L GEaoRAH LEARKIRISWGHME
E2 - MY COMMISSION #CC 98478 e
%(Z « EXPIRES: NAYEAion l\to.é Expiration Date
%}?w ﬂﬁé’ FL NOTARY SERVICE & BONDING, ING- ¢
STATE OF FLORIDA e
COUNTY OF LEE
The foregoing instrument was acknowledged before me this /5 day of July,
2004, by PATRICIA O’'DONNELL, who [_1 is personally known to me or who (] has produced __
.~ e -
\/ v o w&//ﬁ\‘/
Notary i -
NOTARY RUBBER STAMP SEAL "DEBBIE BOLLINGER
OR EMBOSSED SEAL Printed Name
Commission No. Expiration Date

I LTINS

DEBORANM JLEA BOLLINGER
MY COMMISSION #CC 98478
EYPIRCS: GV 29, 2004

ra
W“'&h FL. NOTARY SERVICE & BONDING, INC.

Page 2
#160834 — 07/14/2004
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Exhibit “A”

A portion of the E ¥ of the E ¥ of the E 2 of the NE 4 of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78y AND a portion of the W % of the W % of the NW % of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way
for said Pine lsland Road (SR No. 78), said portions being more particularly described as
follows: Commence at a railroad spike marking the NW comer of said Section 20; thence S0
degrees 11'50” W along the West line of said NW % of Section 20, 33.00 feet to an intersection
with the South right of way line of said Pine Island Road (SR No. 78); thence due East along
said right of way line, 134.84 feet to a steel pin with a plastic cap bearing the stamp LB 697 and
the Point of Beginning; thence continue due East along the said right of way line, 370.96 feet 1o
a steel pin and cap; thence 5 00 degrees 03’41 W, 1,299.58 feet to a steel pin and. cap; thence
N 89 degrees 53'31" W, 508.88 feet to a 2 ¥ "round concrete monument marking the SW comer
of said West % of the W % of the NW ¥4 of the NW ¥% of said section 20; thence N B9 degrees
27°38” W, 164.71 feet to a steel pin and cap; thence N 00 degrees 10'39" E, 861.77 feet to a
steel pin and cap; thence S 89 degrees 49'21" E, 300.00 feet to a steel pin and cap; thence N
00 degrees 10°39" E, 436.24 feet to a steel pin and cap and the Point of Beginning., LESS and
EXCEPT Bumt Store Extension road right of way described in Order of Taking recorded
September 30, 1999 in O.R. Book 3173, Page 1317, Public Records of Lee County, Florida.

Page 3
#169834 — 07/14/2004
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EXHIBIT B.1

TRANSPORTATION
CONSULTANTS, INC.

TRAFFIC CIRCULATION ANALYSIS

PREPARED FOR A

COMPREHENSIVE PLAN AMENDMENT

FOR

CAUTHEN SITE
3150 SW PINE ISLAND ROAD

PROJECT NO. 0609.27

PREPARED BY:
TR Transportation Consultants, Inc.
13881 Plantation Road, Suite 11
Fort Myers, Florida 33912-4339
239-278-3090

September 28, 2006
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TRANSPORTATION
CONSULTANTS, INC.

L. INTRODUCTION

TR Transportation Consultants, Inc. has conducted a wraffic circulation analysis pursuant
to the requirements outlined in the application document for Comprehensive Plan
Amendment requests.  The analysis will examine the impact of the requested land use
change from Rural to Intensive Development. The approximately 12.95 acre property 15
located at the southeast corner of Pine Island Road and Veterans Parkway in Lee County,

Florida. The existing Jand use designation on the property is Rural.

The following report will examine the impacts of changing the future land use calegory

from the existing land use to Intensive Development.
1. EXISTING CONDITIONS

The subject site is currently vacant. The site 1s bordered to the north by Pine Island Road
(S.R. 78), to the east by commercial and vacant land, to the south by the Royal Tee
residential community (now referred o as Cape Royal) and to the west by Veterans

Parkway.

Pine Island Road (S.R. 78) is a two-lane arterial yoadway that extends from Pine Island
o cast of 1-75. Pine Island Road has a posted speed limit of 55 mph adjacent to the
subject site and is under the jurisdiction of the Florida Department of Transportation
(FDOT). Pine Island Road bas been designated by FDOT as a Federal Intrastate
Hiphway System (FIHS) route. Due to this designation, the adopted Level of Service for
this roadway is higher pursuant lo Florida Administrative Code. This is also adopted in
the Lee County Comprehensive Plan (Lee Plan). Currently, the adopted Level of Service

on Pine Island Road east of Burnt Store Road to U.S. 4] 1s LOS “C™.

Other roads in the area of influence, including Pine Island Road west of Burnt Store

Wik

Road, have an adopted Level of Service Standard of LOS “E” pursuant to the Lee County

Comprehensive Plan. Chiquita Boulevard, which is under the jurisdiction of the City of
Page |




TRANSPORTATION
CONSULTANTS, INC.

Cape Coral, has an adopted Level of Service of LOS “D”. The Level of Service
thresholds utilized in this analysis are outlined in the Appendix of this report in Table

1A
[I11.  PROPOSED PLAN AMENDMENT

Thé pl'dpoéed Comprehensive Plan Amendment would change the future land usé
designation on the subject site from Rural to Intensive Development. Based on the
permitted uses within-the Lee Plan for these fand use designations, the change would
result in the subject site being permitied to be developed with both residential and

commercial uses.

With the proposed land use change, the map amendment would include a text to linut the
development to the following uses: 181 single family residential units, 80,000 square
feet of office uses. 80.000 square fect of retail uses. 20.000 square feet of medical office
uses and 20,000 square feet of restaurant uses. Table 1 highlights the intensity of uses

that are proposed with the proposed land usc designation.

Table 1
3150 SW Pine Island Road
Land Uses

TLand Use Category |- - Intensity: » o J

Single Family Homes 181 Units
Retail 80,000 square {eet
Office 80,000 square feet
Medical Office 20,000 square feet
Restaurants 20,000 square feet

IV. IMPACTS OF PROPOSED PLAN AMENDMENT

The transportation related impacts of the proposed comprehensive plan amendment were
evaluated pursuant to the criteria in the application document. This included an

evaluation of the long range impact (20-year horizon) and short range (5-year horizon)

Page 2



TRANSPORTATION
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impact the proposed amendment would have on the existing and future roadway

infrastructure.

Long Range Impacts (20-year horizon)

The Lee County Metropolitan Planning Organization’s (MPO) recently updated 2030
long range transportation travel model was reviewed to determine the impacts the

amendment would have on the surrounding area. The subject site hes within Traffic

analyze the impacts the proposed change would have on the 2030 Financially Feasible
plan as adopted by the Lee County Metropolitan Planning Organization.  Table 3
identifies the land uscs that were computed and utilized for TAZ 1757 and for the Long
Range Transportation Analysis. The employment per 1,000 square feet for retail and
restaurant uses as well as service usces (office/medical office) was taken from the factors
provided in the “Typical Employment Conversion Factors” table, utilized by the MPO
and Lee County. The residential population was based on the residents per dwelling unit

ratio that is contamned in TAZ 1032,

Table 3
TAZ 1757
~ Land Uses for Analysis
LandUse Category. ... .. . Intensity::
Single Family Homes 396 Population
Retail/Restaurant 250 Employees
Service (Office/Medical Office) 384 Employees

The modifications made to the TAZ data, including ZDATAL and ZDATA?2 files, are
attached to the Appendix for reference.

With this amendment, it was assumed that there would be site access provided to both
Pine Island Road and Veterans Parkway. The subject site has approximately 1,250 feet

of frontage along Veterans Parkway.




TRANSPORTATION
CONSULTANTS, INC.

The 2030 Long Range Transportation model (FSUTMS) was run with the data shown in
Table 3 10 indicate what additional improvements above and beyond those identified in
the 2030 Financially Feasible Highway Plan would be required to support the map
amendment. The financially feasible highway plan, as approved by the MPO, was
included in the FSUTMS runs. Based on the MPO plan, the financially feasible road
network in [hvis arca includes widening of several roads. State Rdmé 78 is recommended

(o be widened between Burnt Store Road and Chiquita Boulevard. This project is in fact

C T | EOO N
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unding for constiuctics _
FDOT at this time. Burnt Store Road north of Pine Island Road is also shown to be
widened to four Janes in the 2030 Financially Feasible Plan. Lee County has commenced
design of this improvement and it s scheduled for construction within the next six (o ten
years. Other improvements in the arca include the widening of Veterans Parkway from
Chiquita Boulevard cast as a limited access expressway with grade separations at all of
the major cross streets.  Based on this analysis, no roadway segments are shown (o

operate below the adopted Level of Service standard in the year 2030.

Table 1B included in the Appendix of this report identilies the projected 2030 peak hour,
peak direction volumes anticipated based on no changes 7(0 the 2030 Financially Feasible
travel model as currently adopted by the MPO. The table identifies the projected peak
hour, peak direction volume and the Level of Service on that link that is projected in
2030 with the improvements that are identified opn the Financially Feasible Highway

Plan.

Table 1C includes the peak hour, peak direction volumes with the model output based on
the inclusion of TAZ 1757 as previously discussed. The Florida Standard Urban
Transportation Model Structure (FSUTMS) was ran with the modified TAZ data as
shown in Table 3. As can be seen from the results, there are no changes to the Level of
Service on any of the area roadways as a result of the proposed change to the land use as

identified in this analysis.
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Short Range Impacts (5-year horizon)

The Lee County Capital Improvement Program for Fiscal Year 2006/2007 to 2010/2011
was reviewed, as well as the FDOT Work Program for Fiscal Year 2005/2006 to
2009/2010 to determine the short term impacts the proposed land use change would have
on the surrounding roadways. V

program or the Lee County
work program that provide additional capacity n the next five years in the area of the
subject site. FDOT is currently in the process of finalizing design plans for the widening
of S.R. 78 from Burnt Store Road to Chiquita Boulevard. There has been no construction

funding established at this time for this improvement.

Recommendations to the Long Range Transportation Plan

Based on the analysis with the 2030 Financially Feasible Highway Plan, the roadway
segments in the study arca will operate within acceptable conditions i 2030 with the
additional units requested with this plan amendment. The only exception is the segment
of Pine Island Road west of Bumnt Store Road. This segment of Pine Island Road has
been deemed constrained due to the Matlacha Pass Bridge and Lee Plan Policies in effect.
The impact this amendment has on that segment is negligible, based on the analysis. As
can be seen in Table 1B and 1C, the projected 2030 peak hour, peak direction volume on

this link is only projecied to increase by less than 1% as a result of the change in land use.
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V. CONCLUSION

The proposed comprehensive plan amendment is to modify the future land use from
Rural to Intensive Development on approximately 12.95 acres located at the southeast
corner of Pine Island Road and Veterans Parkway will not cause any changes to be made
5 the Long Range Transportation Plan. An analysis of the 2030 Recommended Long
Range Transportation Plan indicate that the roadway segments will 'operate within the
acceptable Level of Service standards in 2030 without modification to the Long Range
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TABLES 1A, 2A & 3A



TABLE 1A
PEAK DIRECTION LEVEL OF SERVICE THRESHOLDS

ROADWAY LOS A LOS B LOsSC LOS D LOS E
- ROADWAY SEGMENT CLASS VOLUME  VOLUME VOLUME  VOLUME VOLUME

Pine Island Road W. of Veterans/Bumt Store 2LN 100 360 710 1000 1270
E. of Veterans/Burnt Store 4LN 450 1630 1800 1850 1950

E. of Centroid Connection 4LN 450 1630 1300 1950 1850

E. of Surfside Blvd. 41N 450 1630 1900 1950 1850

E. of Chiguita Blvd. 4LN 450 1630 1900 1980 1950

W. of Santa Barbara 4LN 450 1630 1900 1850 1950

Veterans Pkwy S. of Pine Island Rd. 4LN 270 1620 1970 2030 2030
W. of Surfside Blvd. 4LN 270 1620 1870 2030 - 2030

E. of Surfside Blvd. 4N 270 1620 1970 2030 2030

E. of Chiquita Blvd. LN 1590 2580 3720 4820 5480

W. of Santa Barbara 6LN 1580 2580 3720 4820 5480

Burnt Store Road N. of Pine Island Rd. 4N 450 1630 1900 1850 © 1850
Chiquita Bivd. S. of Pine Island Rd. BLN 0 0 1740 2450 2580
N. of Veterans Pkwy. BLN 0 0 1740 2450 2580

LEVEL OF SERVICE THRESHOLDS TAKEN FROM LEE COUNTY GENERALIZED LOS TABLES

FOR PINE ISLAND ROAD, VETERANS PARKWAY AND BURNT STORE ROAD

FOR CHIQUITA BOULEVARD (CITY OF CAPE CORAL ROAD), FDOT GENERLIAZED L.OS TABLE 4-7 FROM Q/L.LOS MANUAL USED
FOR VETERANS PARKWAY EAST OF CHIQUITA BLVD., UNINTERRUPTED FLOW HIGHWAY UTILIZED



Table 1B
2030 Traffic Conditions .
2030 Financially Feasible Road Network

# Of Raw FSUTMS PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.

ROADWAY SEGMENT Lanes LOS Std. PSWDT # Factor AADT Factor Factor Pk Direction Stnd. 0O
Pine Island Road  W. of Veterans/Burnt Store 2LN E 39,938 3 122 32,736 0.097 0.55 1,746 1,270 F
E. of Veterans/Burnt Store 4LN C 19,608 3 1.22 16.072 0.097 0.55 B57 1,900 B

E. of Centroid Connection 4LN C 18,129 3 122 14,860 0.097 055 793 1,800 B

E. of Surfside Blvd. 4N C 21,212 3 122 17.387 0087 055 928 1,900 B

E. of Chiquita Blvd. 4LN C 24,504 3 1.22 20,085 0.097 055 1,072 1,800 B

W. of Santa Barbara 4LN C 30,151 3 1.22 24714 0.087 0.55 1,318 1,900 B

Veterans Pkwy S. of Pine Island Rd. 41N E 25,550 50 103 24 806 0.081 0.63 1,422 2030 B
W, of Surfside Blvd. 4LN E 23,381 50 1.03 22,700 0.091 0.63 1,301 2030 B

E. of Surfside Bivd. 4LN E 35,791 50 103 34,748 0.091 0.63 1,992 2030 D

E. of Chigquita Blvd. BLN E 58,192 50 1.03 56,497 0.081 0.63 3,239 5480 C

W. of Santa Barbara BLN = 64,772 50 1.03 62,885 0.091 0.63 3.605 5480 C

Burnt Store Road  N. of Pine Island Rd. 4LN E 24,283 12 1.08 22,484 0.091 0.64 1.309 1950 B
Chiquita Blvd. S. of Pine Island Rd. BLN D 31,077 50 1.03 30,172 0.091 0.63 1,730 2450 C
N, of Veterans Pkwy. BLN D 29,496 50 1.03 28,637 0.091 0.63 1,642 2450 C



Table 1C
2030 Traffic Conditions with Proposed Density at River Hall
2030 Financially Feasible Road Network

# Of Raw FSUTMS3 PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.
ROADWAY SEGMENT Lanes LOS Std. PSWDT # Factor AADT Factor Factor Pk Direction  Volume LOS
Pine lsland Road W. of Veterans/Burnt Store 2LN E 39,595 11 1.22 32783 0087 055 1,749 1.270 F
E. of Veterans/Burnt Store 4LN C 21,805 11 1.22 17.873 0.097 058 954 1,900 B
E. of Centroid Connection 4LN C 21,883 11 1.22 18,013 0.097 055 961 1,900 B
E. of Surfside Blvd. 41N C 20,932 5 1.22 17,157 0.097 0.55 915 1,800 B
E. of Chiquita Blvd, 40N C 26,171 5 1.22 21,452 0.097 0.55 1,144 1,900 B
W. of Santa Barbara 4LN C 30,536 5 1.22 25,030 0.097 0.85 1,335 1,800 B
Veterans Pkwy  S. of Pine Island Rd. 4LN E 24,751 5 1.03 24,030 0.081 0.63 1,378 2030 B
W. of Surfside Blvd. 4LN E 24,062 5 1.03 23,361 0.091 0.63 1,339 2030 B
E. of Surfside Bivd. 40LN E 36,234 5 1.03 35,179 0.091 0.63 2,017 2030 D
E. of Chiquita Bivd. BLN E 58,200 5 1.03 58,505 0.091 063 3,239 5480 C
W. of Santa Barbara BLN E B84 563 5 1.03 62,683 0.081 0.63 3,594 5480 C
Burnt Store Road  N. of Pine Island Rd, 4LN E 25,377 5 1.08 23,497 0.081 0.64 1,368 1950 B
Chiguita Blvd. S. of Pine Island Rd. BLN D 28,188 5 1.03 27,387 0.091 0.63 1,569 2450 C
N. of Veterans Pkwy., BLN D 28,965 5 1.03 28,121 0.091 0.63 1,612 2450 C




EXISTING TAZ 1032

1032 365 10 9 779 0 30 70 6 20 20 20 22 78 0 0 99
51032 13 17 64 94 0 0 0

NEW TAZ 1757

1757 181 10 9 386 0 30 70 6 0 O 0 0 0 O 0 99

384 634 0 0 0

rO
o
o

21757 0
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Adopted Year 2030 HIGHWAY ELEMENT
Adopted December 7th, 2005 with Amendments on January 20th, & March 17th, 2006
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LEE COUNTY GENERALIZED
LEVEL OF SERVICE THRESHOLDS



l.ee County .
Generalized Peak Hour Directional Service Volumes
Urbanized Areas .
Sept.. 2005 c\input2
Uninterrupted Flow Highway
Level of Service

Lane Divided A B C D E
1 Undivided 100 360 710 1,000 1,270
2 Divided 1,060 1,720 2,480 3,210 . 3,650
3 Divided 1,580 2,580 3,720 4,820 5,480
Arterials

Class | (>0.00 to 1.99 signalized intersections per mile)
‘ L evel of Service

Lane Divided A B C D E
1 Undivided * 280 | 760 900 820
2 Divided 450 1,630 | 1,900 | 1,850 1,950 -
2 Divided - 870 2400 2,850 2,920 2,920
4 Divided 890 3,220 3,610 3,700 © 3,700

Class H (>2.00 to 4.50 signalized intersections per mile)
Level of Service

Lane Divided A B c D~ E
1 Undivided * 210 660 850 900
2 Divided ¢ 490 1,460 | 1,790 1,890
3 Divided ‘ 760 2,240 | 2,700 2,830
4 Divided ' 1,000 2,970 | 3,500 3,670

Class 1l (more than 4.50 signalized intersections per mile)
Level of Service

Lane Divided A B C D E
1 Undivided * * 370 . 720 850
2 Divided . * T 870 1,640 1,790
3 Divided . . 1,340 | 2,510 2,690
4

Divided * * 1,770 | 3,270 3,480

Controlled Access Facilities
Level of Service

Lane Divided A B C D E
1 Undivided] 120 740 930 960 960
2 Divided 270 1,620 1,970- | 2,030 2,030 :
3 Divided | 410 2,480 2,960 3,040 3,040
Collactors
Level of Service
Lane |.Divided A B~ cC | D.y. E
1 Undivided * * 530 i 800 850
1 Divided * - . 560 840 - 800
2 Undivided * * 1,180 1,620 1,720
2 Divided * * 1,240 1,710 1,800 -

Note: the service volumes for I-75 (freewéy) should be from FDOT's most’

current version of LOS Handbook.




EXHIBITS B.2.a-c

JOHN CAUTHEN COMP PLAN AMENDMENT

Utility and Drainage Analysis

Potable Water Supply

The project is located within the Greater Pine Island Water Association (GPIWA)
franchise area. The GPIWA has just recently installed a storage tank and high service
pumping station on Scallop Drive, about 1/3 mile to the west of the project site. This
storage facility should prove to provide ample volume and pressure for this and the other
area commercial and residential projects.

The connection points o this system could either be from Cape Royal entrance road via
casemients or along ihe Pine Isiand Road R/W for a 10" connection. if a larger than 107
1s required a connection could be obtained by jack and boring north under Pine Island
Road (SR 78), approximately 111 feet to a 12” main. The water demand based on the
desired uses and prescribed square footages is approximately 120,000 gallons per day.

It is safe to make the assumption that GPIWA, a subsidiary of Lee County Utilities, will
maintain a level of service that requires 250 gallons per day per equivalent residential
connection (ERC), as stipulated in the Lee County Comprehensive Development Master
Plan, section IV, Policy 53.1.2. Systems are also required to deliver the water at a
residual minimum pressure of 20-40 PSI, to meet residential and commercial fire flow
requirements.

Sewage Disposal

The sewage generation from the site based on the uses and their sizes, 1S approximately
100,000 Gallons per day. There are three possibilities for sewage disposal from the site,
each requirning a Iift station and force main.

The first choice would be to go into a Lee County Utilities system by running west down
Pine Island Road to a connection point at Matlacha Isles entrance, a distance of
approximately 1 mile.

The second choice would be to directional bore under Pine Island Road up Burnt Store
Road a distance of 0.4 mile to a City lift station, which is carrying the new shopping
center sewage via force main east to a terminus at Chiquita Boulevard. This option
would only serve the project’s initial flows, pumping at off-peak times.

The third option would send a force main east along the Pine Island Road R/W to the
Sandoval Commercial Tract site. This is a distance of approximately 1 mile. This option
would not be available until approximately 2009 or 2010.



Sewage Disposal Continued

All of the options mentioned will require the utility companies approval. The first option
would meet with the least objection in that the project is within Lee County and is under
Lee County control. The second option again has the capacity issue until the area
receives utilities, scheduled in the year 2017. The third option would be the second best
possibility, with a time tract and capacity commensurate with your project schedule.

The best option being the Lee County Utilities at the entrance to Matlacha Isles, 1s
required by the Lee County Comprehensive Development Master Plan, section IV, Policy
56.1.2. to provide a level of services equal to accepting 200 gallons per day per
equivalent residential connection (ERC) for the peak month. : :

Qe |5 S ONPRIN N S Y
o iOIITl ¥V di€l ividaniagement

Storm water may be limited by the discharge rate of 0.1 CFS/acre, which would require a
significant amount of on-site storage in the form of lakes and ponds. However the
amount of on-site storage would be significantly reduced if the storm water were handled
on a pre-development vs. post-development discharge rate of discharge, after on-site pre-
treatment.

The out-fall would be located at the southern border of the site via an existing drainage
swale. This swale is collecting water from many projects and is sized such that it should
handle our storm water discharge. The swale is piped under Veteran’s Parkway and
outfalls into the mangrove forest bordering Matlacha Pass. Improvements to the swale in
the form of maintenance may be required along the southern border of the site and
beyond i order to achieve smooth open channel flow without overflowing it’s banks. A
second outfall location would be the northern border, into the Pine Island Road corndor.
This outfall would be more difficult to permit and would be subject to change when the
R/W of Pine Island Road 1s widened to four lanes.

A level of services as prescribed by the Lee County Comprehensive Development Master
Plan, section IV, policy 60.3.1 requiring draiage systems to prevent flooding caused by
a 25-year, 3-day storm event for 24 hours, must be met using on and off site measures.

The project wiil require a general Environmental Resource Permit (ERP) submitted to the
South Florida Water Management District. There may be wetlands on the site for which
both the Army Corps of Engineers and SFWMD will be involved. The wetlands are
more than hkely “Isolated wetlands™ and can be mitigated either on-site or through a
mitigation bank.



Storm Water Management Continued

The Flood elevation presently for finished floor is 8.0 feet above sea level. The existing
grades are in the range of 4.0 to 5.0 feet above sea level. A three (3) to four (4) foot fill
prism minimum will be required on the site. Lakes and ponds dug on-site will be required
as the least cost method of raising the site. In today’s dollars off-site fill compacted in
place is running in excess of $15.00 per yard in place. FEMA has announced that they
are revising the flood maps in the near future, which could modify the above floor
elevation, which intern will most likely increase the size of the fill prism.



Parks, Recreation, and Open Space
EXHIBIT B.2.d

The current County regulatory standard for regional parks is 7 acres per 1,000 total residents and the
“desired level of service” standard is 8 acres per 1,000 County residents. The addition of
approximately 250 residents to this site would require an additional 1.7 acres of regional park land
for the regulatory standard or 2 acres for the “desired level of service” standard. Currently the
County has 7,063 acres of regional parks land and plans to develop a 10 acre Idalia site by the
Franklin Lock, Fisherman’s Co-Op Boat Ramp on Pine Island, and an expansion of Bunch Beach
Park will take place in fiscal year 2006-2007. In addition, the City of Cape Coral has proposed a 460
acre park and the City of Fort Myers proposed a 100 acre soccer park. These improvements will
likely mean that the desired 1.OS will be met in the year 2020.

The regulatory LOS for community parks is 0.8 acre per 1,000 permanent residents and the desired
LOS standard is 2 acres per 1,000 permanent residents. This property 1s located in newly defined
Pine Island / Bumt Store / Unincorporated Lee County district. The County concurrency report says
that both the regulatory standard and the desired standard will be met through the year 2009. The
approval of this Comp. Plan Amendment could result In a maximum increase in the regulatory
standard of 0.2 acres and the desired LOS standard of 0.5 acres. It is unlikely that this amendment
would cause the County to fail to meet the adopted LOS standard for community parks.
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EXHIBIT B.3.d

@LEE COUNTY

SOUTHWEST FLORIDA

(239) 533-0333

BOARD OF COUNTY COMMISSIONERS Writer's Direct Dial Number:
Bob Janes

District One

Douglas R, §t. Cemy

District Two

Ray Judah

District Three

: September 26, 2006

Tammy Hall -

Digtrict Four :

John E. Alblon

District Five i

Mr. Mike Roeder, AICP .

Donald D. Stiwell . s sr o~ e rt L1 O O .1 Y A

Couniy Mansger Knoif, Consoer, Ebeini, Hart & swell, P.A.

i b O P.O. Box 2449

County Atlomey Fort Myers, FL 33902-2449

Diona M, Parker

County Hearing i

Examiner Re: Lee Plan Amendment for 3150 SW Pine Island Road

Mr. Roeder:

Lee County Transit received your letter dated September 25, 2006 in reference to the
Comprehensive Plan Amendment Application for the subject property at the
intersection of Pine Island Road and Veteran's Parkway in Cape Coral Florida. Lee
County currently provides very minimal public transportation services to the subject
property with service on Thursdays only to Pine Island and Southeast Cape Coral.
Currently the closest daily fixed route bus service accessible from the property is
approximately 4 miles away at the intersection of Pine Island Road and Santa Barbara
Boulevard.

The Lee County Transit Development Plan identifies the need to expand the Thursday
only service to regular fixed-route bus service with two hour headways, Monday
through Friday, beginning in 2010. The 2030 Lee County Long Range Transportation
Plan identifies the need to increase the service level to every 60 minutes in 2018. Any
future development of this site should allow for access to the transit systern on Pine
Istand Road. ’

If you have any questions please contact me at the telephone number listed above or
send an e-mail to mhorsting@leegov.com .

Sincerely

Michael Horsting, AICP
Planner, Lee County Transit

P.O. Box 398, Fort Myars, Florida 33902-0398 (238) 335-2111

Imtarmat ardarace WHN ITanana laos_ratinio fram



SOUTHWEST FLORIDA

BOARD OF COUNTY COMMISSIONERS

Bob Janes
District One

Brian Bigelow
District Two

Ray Judah
District Three

Tammy Hall
Distrct Four

Frank Mann
District Five

Donald D Stibwelt
County Manager
Oavid M Owen
County Altorney
Diana M. Parker

County Hearning
Examiner

{"p Recycled Paper

March 6, 2008

Mr. Michael Roeder

Knott, Consoer, Ebelni
Hart & Swett, P.A. ‘
PO Box 2449

Fort Myers, FL. 33902-2449

SUBJECT: Comprehensive Plan Amendment for 3150 SW Pine Island Road
Dear Mr. Roeder:

The Lee County Solid Waste Division is capable of providing solid waste collection service
for the 13 acre property located at the south east corner of Pine island Road and Veterans
Parkway through our franchised hauling contractors. Disposal of the solid waste from this
development will be accomplished at the Lee County Resource Recovery Facility and the
Lee-Hendry Regional Landfill. Plans have been made, allowing for growth, to maintain long-
term disposal capacity at these facilities.

The Solid Waste Ordinance (05-13, Section 21) and the Lee County Land Development
Code, Chapter 10, Section 10-261 have requirements for providing on-site space for
placement and servicing of certain multi-family and commercial solid waste containers.
Please review these requirements when planning the project. Additionally, please review the
Solid Waste Ordinance (05-13, Section 2) which defines those residential dwelling units that
are eligible to receive curbside residential collection service. If you have any questions,
please call me at (239) 338-3302.

Sincerely,

A o

William T. Newman
Operations Manager
Solid Waste Division

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111
Internet address http:/lwww.lee-county.com
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER



State of Florida
County of Lee

Mike Scoit

Office of the Sheriff

November 14, 2007

Miehael Roeder
Johnson W.-Cauthen
4353 Michigan Link

I't Myers, F133916
Reference to Project: Cauthen

Deér Mr. Roeder

The ILee Plan amendment identified as Cauthen, located at 3150 SW Pine-Island Rd. would not affect

am
the ability of the Lee County Sheriff's Office to provide core services at this time.

When you make application for a Development Order for this property, please provide the Lee
County Sheriff's Office with a set of plans and uses for each building in this project. A Crime
Prevention Through Environmental Design (CPTED) study will be done at that time with
recommendations to you and the county staff.

Please contact Kevin Farrell, Coordinator of the Crime Prevention Unit at 477-2821 when yourhave
made application with the county.

Mike Scott
Sheriff

c tain James G/ Mygaard, MBA )

/Lee County Sheriff’s Office
Administration Bureau
14750 Six Mile Cypress Pkwy
Fort Myers, F1 33912
239-477-1424 (Office)

sz 14750 Six Wile Cypress Parkway - Fort Myers, Florida 33912-4406 7 (239) 477-1000
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Greater
c@~a> Pine lsland
s Water Association, Inc.

July 6, 2006

Lee County‘Division of Concurrency Managemernt
P.O. Box 388
g02

Tz A A
Fo. Myers, FL 3320

Re: 3150 SW Pine Island Road, 2044—23»00'00002.0000
Cormer Veteran's Parkway (east side) & Pine Island Road

To Whom It May Concern:

Please be advised that 3150 SW Pine Isiand Road LLC, has requested potable water
service for a proposed commercialfresidential area as referenced above. Water mains

are available adjacent to this project site or will be extended or upgraded by the

developer under the terms of the Association’s Rufes and Regulations and Developer
Specifications.

The Greater Pine Island Water Assodiation, Inc. has the capacity to provide an average

daily flow of 110,083 galions per day of potable water from its water treatment plant 1o
s site.  Under normal operating conditions, static water pressure 2 the point where
the developments water system is connected to the Association’s existing main is

estimated to be at 60 PSL

This letter should not be construad as 8 commitment to serve, but only as to the
availability of service.

Sincerely,
Witticmn T. Sbachor

william J. Thacher
General Managet




City of Cape Coral

January 8, 2007

Mr. Michael E. Roeder, AICP

Director of Zoning & Land Use Planning
Knott, Consoer, Ebelini,

Hart & Swett, P.A.

Attorneys At Law

P.O. Box 2449

1625 Hendry Street

Fort Myers, FL 33902-2449

Re: Letter dated December 15, 2006
Comprehensive Plan Amendment for 3150 SW Plne Island Road

Dear Mr. Roeder:

Based on your request for the evaluatlon of’ the compr 1ensive plan (extremely
preliminary) of 3150 Southwest Pine Island Road; we:feel we can support this
amendment. This is considered a very preliminary acceptance based on the
limited information provided by your firm.

If you have any further questions, please feel free to contact us at (239) 242-3393.

Jeff Mikdl!
Division Chief

JNM/nis: (3150 SW Pine Island Road)

Department of Fire, Rescue & Emergency Services
DIVISION OF FIRE PREVENTION
P.O. Box 150027 - Cape Coral, Florida 339150027
(239) 242-3264 - Fax (239) 242-3398 - ccfire@capecoral.net

Co-County Seat - Lee County, Florida
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Srevert K. Teuaess, J.0D.
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September 29, 2006 R -ttt

Jane E. Kucker, Pr. D,

DsTmar 3

HJameEs W, BROwDER, Eo.(D.
SuremNTENOERT

Mr. Michael Roeder el B Manmin
Knott, Consoer, Ebelini, Hart & Swett, P.A.

1625 Hendry Street, Third Floor

Fort Myers, F1 33902

Re: Comprehensive Plan Amendment for 3150 SW Pine Island Road

Dear Mr. Roeder:

Thank you for the opportunity to review the proposed Comprehensive Plan Amendment for 3150
SW Pine Island Road for comments with regard to educational impacts. This proposed
development is in the West Choice Zone of the District on South Tamiami Trail in the South Fort
Myers Planning Area. This letter is in response to your request dated September 25, 2006.

The proposed maximum total of 200 dwelling units which was specified in the letter, did not
state whether these are single family or mulit-family units. At this time I will use the generation
rate for single family units because it is the higher of the two rates. The Lee County School
District is estimating that the proposal could generate up to 63 additional school-aged children
This uses the single family generation rate of 0.316 students per dwelling unit (if you need the
multi-family generation rate it is 0.125).

The Lee County Board of County Commissioners adopted a School Impact Fee Ordinance on
November 27, 2001, which was revised in November, 2005. This letter uses the revised
generation rate.

Thank you for your attention to this issue. If I may be of further assistance, please give me a call
at (239) 335-1415.

Sincerely, W
Ellen Lindblad, Long Range Planner
Planning, Growth, & School Capacity Department

ISTRICT VISION
To 82 A WORLD-CLASS SCHOOL SYSTEM
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Internal Consistency with the Lee Plan
EXHIBITS E.1-E.4

1. Discuss how the proposal affects established Lee County population projections, Table 1(b)
(Planning Community Year 2020 Allocations), and the total population capacity of the Lee Plan
Future Land Use Map.

The intention for the development of this property would be an intense mixed-use
development that combined retail, office and dwelling units in multi-story buildings.
It is not clear at this time if the property would qualify for the proposed mixed-use
development overlay that would provide a more generous formula for calculating
density. For the purposes of this analysis, we are using a potential land use scenario
of 200,000 square feet of office, of which 20,000 would be medical office, 80,000
square feet of retail, 20,000 square feet of restaurant and 181 residential unils,
which would be 14 units per acre over the entire site. Although this mix of uses is
fairly intense, even for the Intensive Development category, this site would seem to
be the ideal location for such a mixed-use intense development, and the Comp Plan
Amendment Analyst needs to consider the maximum development potential. The
property would appear to be located in the Pine Island portion of the Planning
Community Map and Table 1(b), and that only has an allocation of 5 acres in the
Intensive Development land use category. Table 1(b) would have to be amended to
add additional acreage to the Intensive Development land use category if this
amendment were approved, possibly as much as an additional 13 acres. The
addition of upproximately 200 dwelling units to the Future Land Use Map would not
materially affect any of the County’s Planning considerations, since it would only
add approximately 450 people under the current persons per household formula. In
addition, the County Commission's recent decision to not allow for the calculation
of abutting road right-of-way in density calculations has probably lowered the
potential residential capacity of the Lee Plan County-wide.

2. Last all goals and objectives of the Lee Plan that are affected by the proposed amendment. This
analysis should include an evaluation of all relevant policies under each goal and objective.

Goal 1: Future Land Use Map. To maintain and enforce a Future Land Use Map showing
the proposed distribution, location, and extent of future land uses by type, density, and
Intensity in order to protect natural and man-made resources, provide essential services in
a cost-effective manner, and discourage urban sprawl.

This parcel is located at the corner of two major arterial roads in a fast-developing
part of the County. Although it is surrounded by the City of Cape Coral, the City is
unable to provide utilities in a timely fashion and it is more logical for it to develop
under its unincorporated enclave status. It is a classic infill parcel, and the County
should encourage the parcel to be developed with an intense mixed-use concept.



Objective 1.1: Future Urban Areas. Designate on the Future Land Use Map (Map 1)
categories of varying intensities to provide for a full range of urban activities. These
designations are based upon soil conditions, historic and developing growth patterns, and
existing or future availability of public facilities and services.

This parcel is appropriate for a more intense designation based on iis location and
potential availability of services.

Policy 1.1.1: The Future Land Use Map contained in this element 1s hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use
Map series . They depict the extent of development through the year 2020. No development
orders or extensions to development orders will be issued or approved by Lee County which
would allow the Planning Community’s acreage totals for residential, commercial or

industrial uses established in Table 1(b) to be exceeded.

As indicated, Table 1(b) would need to be amended if this map amendment is
approved to provide for more acreage in the Intensive Development land use
category.

Policy 1.1.2: The Intensive Development areas are located along major arterial roads in Fort
Myers, North Fort Myers, and Cape Coral. By virtue of their location, the county’s current
development patterns, and the available and potential levels of public services, they are well
suited to accommodate high densities and intensities. Planned mixed-use centers of high-
density residential, commercial, and hmited light industrial, and office uses are appropriate

9 thoee lnratinne Ac T po (CAanmty nvuec tnwnrdc bor\nm{nn a metrannlitan on I f
in tnese 106Cations. /s e LUty iUV tUwWarl o ULLULLILE a v uUpuliiall \,un}p;px Ol a

half-million people, these centrally located urban nodes can offer a diversity of lifestyles,
cosmopolitan shopping opportunities, and specialized professional services that befit such
a region. The standard density range is from seven dwelling units per acre to fourteen
dwelling units per acre. Maximum density is twenty-two dwelling units per acre.

This site is ideally suited for an intense mixed-use development and this land use
category is the most appropriate category for the property. Water can be provided
by the greater Pine Island Water Authority and utilities and sewer service can be
provided by an extension of the County owned central sewer serving Matlacha. The
applicant will be required to arrange for an appropriate affluent disposal site for the
additional sewage treatment.

Objective 1.4: Non-Urban Area. Designate on the Future Land Use Map categories for
those areas not anticipated for urban development at this time.

Policy 1.4.1: The Rural areas are to remain predominantly rural-that is, low density
residential, agricultural uses, and minimal non-residential land uses that are needed to serve
the rural community. These areas are not to be programmed to receive urban-type capital
improvements, and they can anticipate a continues level of public services below that of the
urban areas. Maximum density in the Rural area is one dwelling unit per acre.



Clearly this land is not appropriate for the Rural designation, either by virtue of its
location or the lack of public services. It is in the middle of one of the fastest
growing areas of Lee County and deserves a land use designation that will allow for
its most logical development potential.

Policy 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
ar.d Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which
would allow the acreage totals for residential, commercial or industrial uses contained in
Table 1(b) to be exceeded. - ' v '

As indicated above, Table 1(b) would need to be amended to reflect this additional

allocation of Intensive Development acres in the Pine Island Planning Community.
Goal 2: Growth Management. To provide for an economically feasible plan which
coordinates the location and timing of new development with the provision of infrastructure
by government agencies, private utilities, and other sources.

This type of mixed-use development in this location will be important to provide
shopping and employment opportunities for Cape Coral and surrounding areas and
thus reduce the need for long distance automobile travel and other negative impacts
of a sprawling development pattern. The County recently completed the extension
of Veteran’s Parkway at great expense, and it would not make sense to not develop

the land thar is now serviced by this road.

Objective 2.2: Development Timing. Direct new growth to those portions of the Future
Urban Areas where adequate public facilities exist or are assured and where compact and
contiguous development patterns can be created.

This is a very important infill parcel that should not be bypassed, since the
alternative will be a sprawling development pattern.

Objective 2.3: Public Provision of Infrastructure. The Capital Improvements Program
will give the highest priority to the planning, programming, and construction of urban
services and facilities in the existing developed areas where facilities are inadequate. Next
priority will be given to service expansions in existing developed areas, followed by further
expansion into other portions of the Future Urban Areas.

Providing for adequate infrastructure to this site should be an important part of the
County’s land use plan, and the cost of any utility extensions would be borne by the
landowner. If this amendment is approved, the County should also amend Map 7 to
include this property in its sewage franchise area.



Objective 2.4: Future Land Use Map Amendments. Regularly examine the Future Land
Use Map in light of new information and changed conditiors, and make necessary
modifications.

Policy 2.4.1: The county will accept applications from private landowners or non-profit
community organizations to modify the boundaries as shown on the Future Land Use Map.
Procedures, fees, and timetables for this procedure will be adopted by administrative code.

Goal 5: Residential Land Uses. To provide sufficient land in appropriate locations on the
Future Land Use Map to accommodate the projected population of Lee County in the year
2020 in attractive and safe neighborhoods with a variety of price ranges and housing types.

The type of mixed-use development contemplated by this Plan Amendment would be
an important addition 1o the inventory of housing or for County residents.

Policy 5.1.2: Prohibit residential development where physical constraints or hazards exist,
or require the density and design to be adjusted accordingly. Such constraints or hazards
include but are not limited to flood, storm, or hurricane hazards; unstable soil or geologic
conditions; environmental limitations; aircraft noise; or other characteristics that may
endanger the residential community.

There are no physical constraints or hazards which would limit the development of
this site. The soils map indicates soils, but due to past clearing of the site and
impounded water, much of the site is now supporting wetland vegetation. The
development of the site will need to be approved by all the relevant environmental
Policy 5.1.5: Protect existing and futureresidential areas from any encroachment of uses that
are potentially destructive to the character and integrity of the residential environment.

This property is on the northwestern boundary of the Sandoval Community in Cape
Coral. The design of the development will have to ensure that appropriate buffers
and protections are afforded to that residential area. On the east there is an existing
service station and the property is bounded on the north and the west by major
arterial highways.

Goal 6: Commercial Land Uses. To pemmit orderly and well-planned commercial
development at appropriate locations within the county.

This site is very critical to providing for necessary shopping and employment
opportunities 1o this part of the County.

Policy 6.1.2: All commercial development must be consistent with the location criteria in
this policy, except where specifically excepted by this policy or by Policy 6.1.7, or in Lehigh
Acres by Policies 1.8.1 through 1.8.3.



This site is eligible under subparagraph 3 for Community Commercial activity since
it is located at the intersection of two arterial streets. The site area for this type of
Community Commercial is from 10-35 acres and from 100,000 to 400,000 square
feet of commercial activity.

Goal 11: Water, Sewer, Traffic, and Environmental Review Standards. To insure that
appropriate water, sewer, traffic, and environmental review standards are considered in
reviewing rezoning applications and are met prior to issuance of a county development order.

Development on this site could not be approved unless central water service is
provided by the greater Pine Island Water Authority and sewer service by Lee
County Utilities.

This unincorporated enclave is surrounded by the City of Cape Coral which is
designated as Pine Island Road District on its Future Land Use Map. This
designation would encourage intense commercial and high-density residential
development.

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan
amendment.

STATE POLICY PLAN:

FL Statute 187.201

(15) LAND USE. -
(1) Goal. — In recognition of the importance of preserving the natural
resources and enhancing the quality of life of the state, development shall be
directed to those areas which have in place, or have agreements to provide,
the land and water resources, fiscal abilities, and service capacity to
accommodate growth in an environmentally acceptable manner.
(b) Policies.—
1. Promote state programs, investments, and development and
redevelopment activities which encourage efficient development and
encourage efficient development and occur in areas which will have the
capacity to service new population and commerce.
3. Enhance the livability and character of urban areas through the
encouragement of an aittractive and functional mix of living, working,
shopping, and recreational activities.

(17) PUBLIC FACILITIES.— ,
(a) Goal. — Florida shall protect the substantial investments in public
facilities that already exist and shall plan for and finance new facilities to
serve residents in a timely, orderly, and efficient manner.



(b) Policies. —
1 Provide incentives for developing land in a way that maximizes the
uses of existing public facilities.

REGIONAL POLICY PLAN:
Affordable Housing:

Goal 1. Supply a variety of housing types in various price ranges to ensure that all
residents have access to decent and affordable housing.

Strategy: : : _

Increase the supply of affordable housing through public and private efforts.
Actions:

4. Work with local governments to promote structures and developments that
combine commercial and residential uses as a means of providing housing that is

affordable and near employment opportunities.

Goal 2. Southwest Florida will develop (or redevelop) communities that are liveable
and offer residents a wide range of housing and employment opportunities.
Strategy: Develop liveable, integrated communities that offer residents a high quality
of life.

Actions:

1. Encourage programs that promote infill development in urban areas to maximize
the efficient use of existing infrastructure.

2. Work with local governments to build structures and developments that combine
commercial and residential uses as a means of providing housing that is affordable
and near employment opportunities.

5. Promote the mix of affordable and non-affordable housing for integrated
communities.

Economic Development:

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with
suitable services provided.

Actions:

3. Include in planning efforts the recognition of lands with natural capacity,
accessibility, previous preparation for urban purposes, and adequate public
facilities.

Emergency Preparedness:

Goal 6. New private and public developments are built further from flood-prone
areas than in the past and structures and roadways are protected from rain-induced
flooding.

Strategy: New developments and redevelopment of existing areas should provide for
increased land elevations for public infrastructure and community infrastructure,
including potential sheltering or refuge sites.



Natural Resources:

Goal 4. Liveable communities designed to improve quality of life and provide for the
sustainability of our natural resources.

Regional Transportation:

Goal 2. Liveable communities designed to affect behavior, improve quality of life
and responsive to community needs.

Actions:

4. Review comprehensive plans and land development regulations for incentives to
develop and redevelop using mixed uses, higher densities, shared parking; and.
improve vehicular, mass transit, pedestrian and bicycle access and travel, as well as
provide a variety of affordable residential densities and types.



Urban Sprawl
EXHIBIT F.2

The subject property is located at one of the most significant intersection in all of Lee County. Pine
Island Road is the main east-west corridor in Pine Island and stretches from Pine Island to 1-75,
while Burnt Store Road extends from south Punta Gorda all the way down to the Mid-Point Bridge
via Veterans Pkwy. and from thence to I-75 via Colonial Blvd. To maintain this property as Rural
would actually promote urban sprawl in that it needs to be developed at a fairly intense level. The
requested amendment will allow for a true Mixed Use development at a level of intensity that is
appropriate at this location.

In regard to annexation, the City Utility Plan is not able to provide water or sewer to this site until
the year 2018 at the earliest, and the provision of utilities would be the only reason that the property
owner would want to be annexed into the City. The property owner has more development

opportunities within the Unincorporated County given the utility situation.



Non-Urban Area to a Future Urban Area
EXHIBIT F.2

In this particular case, the designation of the land as Rural is an historical anomaly and is really not
supported by any sound planning principles. It was originally expected that this land would be
annexed into the City of Cape Coral on the theory that they would be better able to provide needed
public services and utilities. However, due to the extraordinary demands on their utility system, they
will not be able to provide utilities to this site for at least another ten years, and, therefore, the need
to go forward with this amendment under the County’s jurisdiction. The property is located at the
intersection of two major arterial roads and is in the heart of some of the most rapidly developing
portions of northwestern Cape Coral. It is clearly an urban area which has become even more so
with the recent completion of Veteran’s Parkway connecting to Bumt Store Road. There is no
planning or other justification for retaining this Rural designation on this important parcel located

juv)

t a critical intersection.
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November 1, 2007

Alison Stowe

Knort, Consoer, Ebelini, Hart, & Swett

1625 Hendry St
Fort Myers , F1 33902
FAX#: 239-334-1446

Dear Ms. Stowe:

In response to your inquiry of November 1,2007, the Florida Master Site File lists no previously recorded
cultural resources 1n the following parcels:

T448§, R23E, Section 20

In interpreting the results of our search, please remember the following points:

* Areas which have not been completely surveyed, such as yours, may contan
unrecorded archaeological sites, unrecorded historically important structureg, or hoth,

*  Asyou may know, state and federal laws require formal environmentaj review for 50me
projects. Record searches by the staff of the Florida Master Site File do not coustitute
such a review of cultural resources. If your project falls under these laws, you should
contact the Compliance Review Section of the Bureau of Historic Preservation at 850.
245-6333 or at thig address.

Sincerely,

ol

(bt

Michelle Caldwell Cremer, 850-245-6440
Data Analyst, Florida Master Site File

Division of Historical Resources _ State SunCom: 205-6440

R. A. Gray Building Fax line: 850-245-6439

500 South Bronough Street Email: fmsfile@ dos.s1ate fl.us
Tallahassee, Florida 32399-0250 Web: htlp://www.dos.sfa!eﬂ, ws/dhr /msfy

500 S. Bronough Street - Tallahassee, FI, 32399.0250 . http://www.flhcritage.com

O Dixrector’s Office
(850) 245-6300 ~ FAX: 245-6435

03 Archaeologieal Research O Histoxic Preservation (3 Historical Mnsewms
(850) 245-6444 - FAX: 2456936 (850) 245-6333 ~ FAX: 245-6437 (850) 2456400 = FAX: 2456433

D Palm Beach Regional Offce (T8¢ AssoroHon Dacie s ~en . —— o



Justification For Request
EXHIBIT G

With the completion of Veteran’s Parkway approximately three years ago, this intersection became
one of the primary nodes in the Cape Coral / North Fort Myers vicinity. Pine Island Road is the main
east / west arterial serving northern Cape Coral and Pine Island and Veteran’s Parkway / Burnt Store
Road is a major connection from Charlotte County across the Mid-Point Bridge into the heart of Fort
Myers and then on to Lehigh Acres. The northeast quadrant of this intersection was recently
developed as a major Publix shopping center, and the other three quadrants are logical candidates
for intense urban and preferably mixed-use development. The current Rural land use designation
for this propertyis totally inappropriate, and one category that would allow it 1o be developed to its
full potential is the Commercial category which encourages intense mixed-use projects. There are
no environmental or other constraints on this site, and it has approved access points to Veteran's
Parkway at the current time. All relevant planning consideration would support a very intense
mixed-use development at this location.



Protected Species Survey

Prepared For:

‘Island Rd., LLC.
4353 Michigan Link
Fort Myers, FL 33916

Site Location:

13.5 Acre Parcel
3150 S.W. Pine Island Road
Section 20, Twp. 44 S. Rng. 23 E.
Lee County, Florida

Prepared By:

Mr. Jeffrey Adair
Environmental Restoration Consultants, Inc.
24571 Redfish Street

Bonita Springs, FL 34134
Phone: (239) 287-2706

April 26, 2007
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Environmental Restoration Consultants, Inc.

April 26, 2007

Mr. John Cauthen

Istand Rd., LLC. Fax: 334-2952
4353 Michigan Link

Ft. Myers, FL. 33916

Re: Protected Species Survey
13.5-Acre Parcel; 3150 S'W. Pme Island Rd., Cape Coral
Strap No. 20-44-23-00-00002.0000, Lee County, Florida

Dear Mr. Cauthen:

On your behalf, Environmental Restoration Consultants, Inc. (ERC) performed a site inspection of the
above referenced property on April 19, 2007. The purpose of the field investigation and this report is to
address the environmental items listed in the Lee County “Application for a Comprehensive Plan
Amendment”. As such, this report is a compilation of information from field observations and existing
sources. The report includes a characterization of existing plant communities (FLUCCS categories) and
potentially associated protected species, available soil information, topographic quadrangle information,
approximate location of state jurisdictional wetlands, and other relevant information.

Site Location

The 13.50-acre project area is located in the southeast quadrant of the intersection of Veterans Parkway
and S.W. Pine Island Road, Section 20, Twp. 44 S_, Rng. 23 E., un-incorporated Lee County, Florida (ref.
Site Location Map). Adjacent land uses include roadways along the entire west and north perimeter,
commercial along the northeast, single-family immediately to the south, and vacant forested lands
(degraded pine flatwood) to the southeast. The parcel is completely fenced, with gated access at the north
from S.W. Pme Island Rd. The parcel is completely cleared and appears to have been recently graded for
agriculture use. As such, access and visual inspection were easy and unimpeded.

Vegetation

In accordance with the Florida Land Use, Cover and Forms Classification System (FLUCCS; FDOT,
1999), we have characterized the parcel as two (2) community types and land use categories. The location,
extent, and acreage of each category is determined by field observation and visual interpretation of aerial
photography (Lee County, 2005), and is depicted on the attached FLUCCS Map. A general description and
representative vegetation for the site is provided in the table below.

24571 Redfish Street, Bonita Springs, Florida 34134
Office: (239) 992-0086 e-mail: ERCinc@comcast.net



Vegetation Communities

FLUCCS Community
(Code)

Percent
Coverage

Location/Comments

Herbaceous - Dry Prairie
(310); 13.35 acres; Photos!
1-4 :

98.9%

Site has recently been graded for agricultural use and apparently

' seeded with browntop millet (Urochloa ramose) to stabilize sediment.
i Although the millet and other herbaceous species have begun to

establish as ground cover, much of the substrate remains barren and
mixed with vegetative debris from saw palmetto (Sereroa repens)

. trunks and roots. The dominant ground cover is millet. Other common

- species include ragweed (dmbrosia artemisiifolia), flat sedge (Cyperus
. odoratus), redroot (Lanchnanthes caroliana) and other grasses. Noted
. species mnclude Spanish needles.(Bidens sp.), Caesar weed (Urena

- lobata), tasselflower (Emilia fosbergii), penny wort (Hydrocotyle sp),

- spurge (Chamaesyce sp.), and sesbania (Sesbania sp.). Ragweed was

most abundant at the north end of the site; flat sedge more abundant at

- the northeast corner of the parcel; redroot more abundant along the
- west side of the property.

- North - south ortenied drainage swales are approximately 14” - 24” in

depth and appear to be intended to convey water to the south to a east
— west oriented swale. No standing water was observed on-site,

- including the swales. Several limerock boulders were noted.

Mixed Hardwoods -
Exotics (438(E)); 0.15
acre

1.1%

Canopy and midstory dominated by earleaf acacia (4cacia

- auriculiformis) and Java plam (Syzygium cumini). Ground cover

dominated by Caesar weed. Other common species included dogfennel
(Eupatorium capillifolium), broomgrass, melaleuca (Melaleuca

Ao and o

quinquenerviay scedlings, and muscadine grape (Vifis rotundifolia).

- Debris piles noted.

Due to historic cleanng, grading, and the more recent siie preparation for agricultural use, the property
does not encompass any “unique” upland or wetland communities, nor are any heritage trees or cabbage
palm having a minimum 87 of clear trunk {(c t.) present.

Soil Types

Review of the Soil Survey of Lee County, Florida (USDA-SCS, 1984; ref. Soil Map) indicates the
majority of the project area is underlain by Boca fine sand (13), with only the southwest portion underlain
by Wabasso sand (35). Both soil types are designated as “non-hydric” by the Naiural Resource
Conservation Service (NRCS; ak.a. SCS).

Relevant environmental and hydrologic exerts for each soil type selected from the Soil Survey are

provided below:

Boca fine sand (13)

e “Ths is a nearly level, poorly drained soil on flatwoods.”



o “In most years, under natural condition, the water table is within 10 inches of the surface for 2 to
4 months. It recedes below the limestone for about 6 months.

o Natural vegetation consists of sawpalmetto, pineland threeawn, South Florida slash pine, and
waxmyrtle.”

Wabasso sand (35)
e “This 1s a nearly level, poorly drained soil on flatwoods.”

¢ “In most years, under natural condition, the water table is less than 10 inches below the surface
for 2 to 4 months. It is 10 to 40 inches below the surface for more than 6 months. It recedes toa
depth of more than 40 inches duning extended dry periods”.

e Natural vegetation consists of sawpalmetto, South Florida slash pine, pineland threeawn, cabbage
palm, and bluestem.”

Topography and Flood Zoning

General topography mformation 1s provided on the U.S.G.S. Quadrangle Map exhibit. Review of
elevation contours on the map appear to indicate the parcel is at approximately 4 ft. - 5 &. NGVD. To
date, ERC 1s unaware of any topographical survey for this parcel.

Review of the FIRM Map indicates the project 1s located in Zone A8, which is determined by FEMA to
be within the 100-year flood-plain (ref. FIRM Map exhibit attached; also ref. FEMA web site).

Historical Resources

A review for “archeological sensitivity” was requested from Lee County on September 21, 2006.
Discussion with Ms. Glona Sago, Historic and Archaeologxcal Resources, on September 27, 2006
indicated that “there are no known historic or archaeological resources associated with this parcel”.
Written confirmation should be forthcoming in the near future.

Wetland Assessment

The preliminary assessment is based on state wetland jurisdiction determination guidelines, Chapter 62-
340, F.A.C. The investigation mnvolved spot ground truthing and evaluation of vegetation, available soil
mformation, and hydrology relative to site conditions and regulations. Historical and/or recent site
conditions and activities, such as disturbance, may effect the final determination. Depending on the
particular type of project proposed in Lee County (i.e. residential, multi-family, etc), the state may be
represented by either the South Florida Water Management District (SFWMD) or the Florida Department
of Environmental Protection (DEP). The precise location of any jurisdictional wetlands and/or surface
waters can not be determined until the hmits are field verified by the state.

Review of the Soil Survey of Lee County, Florida (USDA — SCS, 1984) indicates the parcel is underlain
by Boca fine sand (13) and Wabasso sand (35), both of which has been determined by the USDA to be
non-hydric soil types (ref. Soil Map). Under natural conditions both soil types support pine flatwood with
saw palmetto, a community type considered upland. In addition, given the current site conditions and
apparent agricultural use, wetland regulatory agencies would not likely consider the site to encompass any
wetlands and/or other surface waters. However, please note that man-made ditches and swales may be



considered surface waters by the state should hydric conditions prevail during the wet season. Such
features do not generally require wetland mitigation when excavated from upland soil types.

Wildlife

The field investigation was performed to identify potential critical habitat and/or note any direct
observations or signs of protected wildlife species as required by the Lee County Comprehensive Plan
Amendment application, and designated by the Lee County Land Development Code (LDC), Appendix H
— Protected Species List. Designation of a particular habitat type on-site relative to the associated species
listed in the LDC indicates the potential for such species to reside and/or forage on-site and is used as a
review “tool” by Lee County environmental staff, but by no means indicates that such species utilize the
site. The table below lists habitat types existing on-site and potential species affiliated with the respective
community: In addition, species not associated with a generalized FLUCCS category, but frequently
affiliated with particular site conditions (i.e. gopher tortoises with berms), are also listed based on existing
landscape features observed during the inspection. Based on the information provided herein, or otherwise

known or deemed necessary, the County may require spemes specific surveys during review of any
proposed project. .

Potential Protected Species

FLUCCS | Fauna/Flora : Status _Observe | Comments
? ~ Lee! FWC) FWS| Yes: No
Herbaceous: burrowing owl] L SsC - x| Potential low; parcel generally
- Dry ﬁ i . devoid of ground cover
Praine . gopher tortoise - L . SSCi - ' x | Potential low; little to no forage
(310) : ‘ " | cover
- Flonda sandhill crane @ L T - x| Potential low; no associated
: : | wetland community
Mixed i | FLUCCS category 438 (E) is not
Hardwoods | ! recogmized as critical habitat for
— Exotics | : protected species because it is
(438(E)) | : dominated by exotic hardwoods,
; f and other weedy species.

L. = Listed in the Lee County, Protected Species List (Appendix H)
E = Endangered (as designated by the FFWCC and/or USFWS)

T = Threatened (as designated by the FFWCC and/or USFWS)
SSC = Species of Special Concern (as designated by the FFWCC)

In compliance with the Lee County Land Development Code and the Lee Listed Survey Method, the dry
prairie community was traversed by pedestrian means along north-south and east-west line transects at 50’
mtervals to mspect for burrowing owls and gopher tortoise (ref. Transect Location exhibit). Particular
attention was given to the property perimeter relative to gopher tortoise. Given that vegetation coverage
was generally sparse and low, visibility was excellent and 100% of the parcel was surveyed. Direct
observation or signs of protected species were not revealed during our site visit.



A nesting killdeer (Charadrius vociferus) pair were observed toward the southeast comer of the site, and
several moming dove (Zenaida macroura) were flushed and/or noted in-flight. Given the site’s location,
and disturbed and degraded nature, wildlife use is likely limited to small transient species.

Review of the FFWCC web site pertaining to bald eagle (Haliaeetus leucocephalus) nest locations appears
to indicate that the project area is outside of USFWS’s primary and secondary management zones (330’
and 660°radui, respectively). Although known active eagle nest(s) are in the vicinity of the project, we are
not aware of any nests within Federal management zones for this site.

Should you have any questions regarding the site inspections or this report, please do not hesitate to
contact me at 287-2706.

Smcerely,

%%Cz (.

Jeffrey A Adair
President
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SOILS LEGEND:

13 - Boca fine sand {upland)
35 -Wabasso sand (upland)

PROJECT BOUNDARY

SOURCE OF INFORMATION:

This map is based on the "Soil Survey of Lee County, Fiorida™;
prepared jointly by the U.S.Department of Agriculture & the Soil 8
Conservation Service (issued on December 1984)
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LEGEND
310 - Herbaceous (Dry Prairie) - 1335 Ac.
438 (E) - Mixed Hardwoods (Exotics) 0.15 Ac.

TOTAL SITE = 13.50 Ac.

—— —— Survey Transects (Protected Species)
m—===== STTE BOUNDARY

PHOTO LOCATION

( IN FEET )
T nch = 200

Methodolo

Lee Listed Species Survey Method:
Pedestrian line transects for listed species
presence within appropriate FLUCCS category.
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PHOTO #1: View depicts the northeast portion of the site. Predominant vegetation includes browntop millet, ragweed, and flat
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PHOTO #2: Central portion of the parcel is relatively barren, although seeded millet and oth

established, Debris from saw palmetto trunks and roots are scattered throughout the site..

er herbaceous are becoming
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PHOTO #3: Collector swale has been excavated at the south end of the site. Seeded millet is

! S

i

- N
B o

,n‘-‘:;;‘?)ﬂr} oy

R

@

:5&‘.;"““'“;-_

becoming established.

1]
WIRONMENTAL RESTORATION
CONSULTANTS, INC.

P.0. BOX 110994,
NAPLES, FL 34108

Telephone: 236.862.0088

Cell: 238,287.2708

m

MAIL:
ERCINC@QCOMCASTNET

DATE

REVISIONS:

bbb

Pine Island Road - 13.5 Ac,

SECTION 20, TOWNSHIP 44 5., RANGE 23 E.
LEE COUNTY, FLORIDA

SITE PHOTO 3

SCALE:

N.T.S.

{OTE: The undersigned and ENVIRONMENTAL RESTORATION CONSULYANTS, INC. make no re
evmer o oter maitery of reeor, This (nwtrumant Iv Inanded to reflect o sat fonth only those

presentations or puarantees a3 Ip the completoness of the information eflected herson pertalning 1o pasements, Aght of way, setback bniey, rrsenvabons,

Werms shown In he miernces abovs, ENVIRCNMENTAL RESTORATICN CONSULTANTS, INC, did not research the public records for matiers affecing
h# 1ands vhown, This Insirument I the propetty of ENVIRONMENTAL RESTORATION CONSULTANTS, INC. and shall not be raproduced fn whole of In pan without watten pearission of ENVIRONMENTAL RESTORATION CONSIATANTS, INC

CLIENT:
Island Road, LLC
4353 Michlgan Link
Fort Myers, Florida 33916

PROJECT FILE;

Pine Island 13.5

DESIGN BY, DPB
DRAWNBY!  DPB
CHECKED BY: JA
DATE: 4126107

Jeffrey A. Adalr J

-y ; n Aderbrory v frarpbd A= dackodverdn ’ e e dpart =N . A b E ey e e & AL Ak
g SV T S A O VT O C TS O O At e T T 1o ST O v et an s o Tawmg s e tstammo-RorvA R Sty 420/ 0074 0:02:54Atvt



PHOTO #4: View characterizes the recent prepartation and grading for agricultural use. North - south oriented swales
have been excavated to appaerently drain the property to the south. Ground cover is sparse at the southwest portion
of the site, but includes browntop millet, redroot, and other grasses. : ’
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Lee County Property Appraiser
Kenneth M. Wilkinson, C.F.A.

GIS Department / Map Room
Phone: (239) 533-6159 e Fax: (239)533-6139 e eMail: MapRoom@LeePA.org
VARIANCE REPORT

Date of Report: March 07, 2008

Buffer Distance: 500 ft
Parcels Affected: 40
Subject Parcel:

20-44-23-00-00002.0000

LEEAL_D_ESE_RIE[IQH

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0020 CORAL SHORES 1
DIETHELM BAUMANN 2995 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78
FREIGUTSTR 24 LOT 2

B0 BOX 220 CAPE CORAL FL 33991

8027 ZURICH

SWITZERLAND

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0030 CORAL SHORES )
DIETHELM BAUMANN 3005 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78
FREIGUTSTR 24 CAPE CORAL FL 33991 LoT 3

PO BOX 220

8027 ZURICH

SWITZERLAND

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0040 CORAL SHORES 3
DIETHELM BAUMANN 3101 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78
FREIGUTSTR 24 CAPE CORAL FL 33991 LOT 4

PO BOX 220

8027 ZURICH

SWITZERLAND

CAPE INVESTMENTS OVERSEAS INC 17-44-23-C4-00100.0050 CORAL SHORES 4
DIETHELM BAUMANN 3111 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78
FREIGUTSTR 24 CAPE CORAL FL 33991 LOT 5

PO BOX 220

8027 ZURICH

SWITZERLAND

CORAL SHORES E+A LLC 17-44-23-C4-0010D.0000 CORAL SHORES 5
1901 MAIN ST STE 500 3015 SW PINE ISLAND RD DESC IN PB 80 PGS 77-78

COLUMBIA SC 29201 CAPE CORAL FL 33991 TRACT D

JESSE AVERR LLC 18-44-23-C3-05337.0010 CAPE CORAL UNIT 58 6
108 W ORMOND AVE 811 SW 32ND PL BLK 5337 PB23 PG 130

CHERRY HiLL NJ 08002 CAPE CORAL FL 33991 LOTS1+2

JESSE AVERR LLC 18-44-23-C3-05337.0030 CAPE CORAL UNIT 58 7
108 W ORMOND AVE 807 SW 32ND PL BLK 5337 PB 23 PG 130

CHERRY HILL NJ 08002 CAPE CORAL FL 33991 LOTS3+4

JESSE AVERR LLC 18-44-23-C3-052327.0050 CAPE CORAL UNIT 58 3
108 W ORMOND AVE 803 SW 32ND PL BLK 5337 PB23 PG 130

CHERRY HILL NJ 08002 CAPE CORAL FL 33991 LOTS5+6

KIESEL THOMAS F TR 18-44-23-C3-05337.0460 CAPE CORAL UNIT 58 9
PO DRAWER 1000 726 BURNT STORE RD S BLK 5337 PB23 PG 130

FORT MYERS FL 33902 CAPE CORAL FL 33991 LOTS 46 THRU 48

JESSE AVERR LLC 18-44-23-C3-05337.0490 CAPE CORAL UNIT 58 10
108 W ORMOND AVE 806 BURNT STORE RD S BLK 5337 PB 23 PG 130

CHERRY HILL NJ 08002 CAPE CORAL FL 33991 LOTS 49 THRU 51

JESSEAVERRLLC 18-44-23-C3-05337.0520 CAPE CORAL UNIT 58 11
108 W ORMOND AVE 812 BURNT STORE RD S BLK 5337 PB 23 PG 130

CHERRY HILL NJ 08002 CAPE CORAL FL 33991 LOTS 52 THRU 54

LEE COUNTY 19-44-23-00-00001.1000 PARLINE 172 12
PO BOX 398 ACCESS UNDETERMINED AS DESC OR 2029/1340

FORT MYERS FL 33902

CAPE CORAL FL 33991

LESS ROW DESC OR 2923/4046

Al Aara ic Fmiarrant Ak Fraa AF arinbine and cohdiack Fa choaeae

[N A U



LEE CGUNTY 19-44-23-00-00002.0000 PART OF 17-N 436 FT OF 13
PO BOX 3398 3200 SW PINE ISLAND RD E120FE120FE12
FORT MYERS FL 33902 CAPE CORAL FL 33991 OF NE 1/4 OF NE 1/4
3214 SW PINE ISLAND ROAD LLC 19-44-23-C2-00003.0000 LOTPT18W 1/20F E1/2 14
4353 MICHIGAN LINK 3214 SW PINE ISLAND RD OF E 1/2 OF NE1/4 OF NE1/4
FORT MYERS FL 33916 CAPE CORAL FL 33991 LESS ROW OR 3173 PG 1324
3214 SW PINE ISLAND RD LLC 19-44-23-C2-00008.0000 W 1/2 OF E1/2 OF 15
4353 MICHIGAN LINK SW PINE ISLAND RD NE 1/4 OF NE 1/4
FORT MYERS FL 33916 CAPE CORAL FL 33991
CITY OF CAPE CORAL 20-44-23-00-00002.0010 N 436 FT OF E 135 FT OF 16
REAL ESTATE DIVISION 3156 SW PINE ISLAND RD NW 1/4 OF NW 1/4 OF
PO BOX 150027 SECT 20
CAPE CORAL FL 33915 CAPE CORAL FL 33991
REALMARK CAPE ROYAL LLC 20-44-23-00-00003.0000 E1/20FW1/20F E1/2 17
5789 CAPE HARBOUR DR STE 201 11900 LITTLE QUAIL LN OF NW 1/4 OF NW 1/4
CAPE CORAL FL 33914 CAPE CORAL FL 33991 LESS'OR 2848/0241
ALBRECHT HENRY L PA 20-44-23-00-00003.0010 W 1/2 OF W1/2 OF E 172 OF 18
2430 EVEREST PKWY 11971 LITTLE QUAIL LN NW 1/4 OF NW 1/4 LESS PAR
CAPE CORAL FL 33904 CAPE CORAL FL 33991 3.001A THRU 3.001D
HAUCK JAMES + DAMITAJO 20-44-23-006-60003.661A M NW COR E674 S316TOPOB 19
11511 LITTLE QUAIL LN 11911 UTTLE QUAIL LN THEN S 257 E 176 N 257
CAPE CORAL FL 33991 CAPE CORAL FL 33991 W 169 TO POB
EVA RICHARD JR + 20-44-23-00-00003.001B FM NW COR E674 S572TO 20
11881 LITTLE QUAIL LN 11881 LITTLE QUAIL LN POBTHEN S256 E 171 N
CAPE CORAL FL 33991 CAPE CORAL Fi 33991 256 W 170 TO POB
HERNANDEZ JOSE A 20-44-23-00-00003.001C PARL INW 1/2 OF W 1/2 OF 21
1219 NW 38TH AVE 11821 LITTLE QUAIL LN E 172 OF NW 1/4 OF Nw 1/4
CAPE CORAL FL 33993 CAPE CORAL Fi 33991 DESC IN OR 1660 PG 4493
EVA RICHARD JR + KATHY 20-44-23-00-00003.001D FM NW COR E674, S828 TOPOB 22
11881 LITTLE QUAIL LANE 11851 LITTLE QUAIL LN THEN S 254, E 172, N 254,
CAPE CORAL FL 33991 CAPE CORAL FL 33991 W 171 70 POB
REALMARK CAPE ROYAL LLC 20-44-23-00-00003.0020 PARL INNW 1/4 OF NW 1/4 73
5789 CAPE HARBOUR DR STE 201 3060 SW PINE ISLAND RD AS DESC IN OR 1285 PG 0560
CAPE CORAL FL 33914 CAPE CORAL FL 33931
ROYAL TEE GOLF CLUB INC 20-44-23-00-00003.0030 5 286.57 FT OF THE E 1/2 OF 24
11460 ROYAL TEE CIR 11900 LITTLE QUAIL LN W1/2 OF E 1/2 OF NW 1/4 OF Nw
CAPE CORAL FL 33991 CAPE CORAL FL 33391 1/4 DESC OR 2840/0001
ROYAL TEE GOLF CLUB INC 20-44-23-01-00000.00A0 ROYAL-TEE COUNTRY CLUB 25
11460 ROYAL TEE CIR 3050 SW PINE ISLAND RD EST
CAPE CORAL FL 33991 PB 37 PGS 5-12 SEC 20/29
CAPE CORAL FL 33991 TRSABC GOLF COURSE +

PAR A DESC OR 2840/0001

LESS OR4090/1755 + OR

4124/3924
ROYAL TEE HOMEOWNERS ASSN 20-44-23-01-00000.00CE ROYAL TEE COUNTRY CLUB 26
UNIT 6 PMB 126 RIGHT OF WAY EST
211 HANCOCK BRIDGE PKWY FL PB37PG3 TRACTS E THRU |
CAPE CORAL FL 33980 + N THRU P + PRIVATE RW

COMMON ELEMENTS
MARS DALE W TR 1/2 INT + 20-44-23-01-0000A.2100 ROYAL-TEE COUNTRY CLUB 27
801 ROMANO KEY CIR 11998 ROYAL TEE CIR EST
PUNTA GORDA FL 33955 CAPE CORAL FL 33991 BLK APB37PG4

LOT 210
SCHAFSTEIN FRANK 20-44-23-01-0000A.2110 ROYAL-TEE COUNTRY CLUB 28
123 BAYSHORE DR 11994 ROYAL TEE CIR EST
CAPE CORAL FL 33904 CAPE CORAL FL 33991 Eég(— gﬁB 37PG4
SWAN LAKE ENTRPRISES INC 20-44-23-01-0000A.2120 ROYAL-TEE COUNTRY CLUB 29
207 SWAN LAKE DR 11990 ROYAL TEE CIR EST
N FT MYERS FL 33917 CAPE CORAL FL 33991 BLKAPB37PG4

LOT 212
HADI MOHAMMED 20-44-23-01-0000A.2130 ROYAL-TEE COUNTRY CLUB 30
f;‘;}gg G/C\ILE\E/FE\[/_AND AVE 11986 ROVAL TEE CIR SS}IA PB37 PG4

S CL
39

FORT MYERS FL 33907 CAPE CORAL FL 33991 LOT 213




MEANS RICK A+ STACY JO 20-44-23-01-0000A.2140 ROYAL-TEE COUNTRY CLUB 31
11982 ROYAL TEE CIR 11982 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLKAPB37 PG4
LOT 214
WELLS HAROLD P+ BETTYEM 20-44-23-01-0000A.2150 ROYAL-TEE COUNTRY CLUB 32
937 BOWMAN RD APT 360 11978 ROYAL TEE CIR EST
MOUNT PLEASANT SC 29464 CAPE CORAL FL 33991 BLKAPB37PG4
LOT 215
LYNCH RICHARD M + 20-44-23-01-0000A.2160 ROYAL-TEE COUNTRY CLUB 33
1925 CLIFFORD ST APT 702 11974 ROYAL TEE CIR EST
FORT MYERS FL 33901 CAPE CORAL Fi 33991 BLKAPB37PG4
LOT 216
ROUX JEAN P + PATRICIA D 20-44-23-01-0000A.2170 ROYAL-TEE COUNTRY CLUB 34
2020 SW8THCT 11970 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLKAPB37PG4
LOT 217
SMITH WILLIAM R+ MAGDALENA R 20-44-23-01-0000A.2180 ROYAL-TEE COUNTRY CLUB 35
11866 ROYAL TEE CIR 11966 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLKAPB37 PG4
. 7 LOT 218
NARDI RONALD L + OLGA K 20-44-23-01-0000A.2190 ROYAL-TEE COUNTRY CLUB 36
11962 ROYAL TEE CIR 11962 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FI 33991 ,B,l;l_!(_ i\fiB 737 PG 4
. A2 LT
GRIFFITH JEFFERY A+ DONNA C 20-44-23-01-0000A.2200 ROYAL-TEE COUNTRY CL 1B 27
11958 ROYAL TEE CIR 11958 ROYAL TEE CIR EST
CAPE CORAL FL 33391 CAPE CORAL FL 33991 BLKAPB37 PG4
LOT 220
BUDNY JAMES J 20-44-23-01-0000A.2210 ROYAL-TEE COUNTRY CLUB 18
11954 ROYAL TEE CIR 11954 ROYAL TEE CIR EST
CAPE CORAL FL 33991 CAPE CORAL FL 33991 BLK APB37 PG4
LOT 221
AJS OIL + FOOD CO INC 20-44-23-C1-00008.0000 N1/20FE /2 0F E 112 39
2920 E COMMERCIAL BLVD 3130-3138 SW PINE ISLAND RD OF W 1/2 OF NW 1/4 OF NW 1/4
FORT LAUDERDALE FL 33308 CAPE CORAL F1 33991
BCD HOLDINGS OF S FLORIDA INC 20-44-23-C1-00008.0010 S120FE120FE 12 40

2520 £ COMMERCIAL BLVD
FORT LAUDERDALE FL 33308

ACCESS UNDETERMINED
CAPE CORAL FL 33991

OF W 1/2 OF NW 1/4 OF NW 1/4

40 RECORDS PRINTED

AN Aabm im ;e b b b ~F meiebime nm e damt e Al e o o



Subject Parcels :
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1 Affected Parcels : 40 Buffer Di

3/7/2008
stance : 500 ft

[ Fior

o4

o

=

2 dnl 1] 74
e
PERPo &
EM fry GAneg Gead GeaD g50 O5ah (S4B
ES

AL

INEISLAND RD

4 oomr foco4
b oo jon]

iz
. G
o}
e E
z1:
<
<l
i
—
w
>
¢ |4
a =
2] o
=z 27
=g A
1‘111 t—J
e
i R
> -
oy
P+
Fon
pasy
3
D
o0
tA 2000

[SIE

o7
000 1050

[ oe ]

I
I3

61 17

ooy 7090
1070

N2
T

ST T e T R L
EE
],

[ s

8§

20-44-23-00-00002.0000

1,400

700

0 1,400 Feet




CPA2006-15
PRIVATELY SPONSORED
CAUTHEN AMENDMENT
TO THE

LEE COUNTY COMPREHENSIVE PLAN

THE LEE PLAN

Privately Sponsored Application
and Staff Analysis

BOCC Public Hearing Document
For The

February 25, 2009 Adoption Hearing
i e s s s e e e S T S S R S e s ]

Lee County Planning Division
1500 Monroe Street
P.O. Box 398
Fort Myers, FL 33902-0398
(239) 533-8585

January 16, 2009




LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2006-15

Text Amendment v | Map Amendment

This Document Contains the Following Reviews:

v Staff Review

N

Local Planning Agency Review and Recommendation

v 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: March 19, 2008

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTATIVE:
John Cauthen
Represented by Michael Roeder of Knott, Consoer, Ebelini, Hart & Swett PA
1625 Hendry St. Suite 301
Ft. Myers, FL, 33901

2. REQUEST:
Amend the Lee Plan Map 1, Future Land Use Map for a 13.5 acre parcel from the Rural to
the Commercial Future Land Use Category.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: .
Planning staff recommends that Map 1, the Future Land Use Map, be amended to change
the future land use designation of the subject area from the “Rural” land use category to the
"Commercial" land use category for the 13.5 acres subject property.

STAFF REPORT FOR January 16, 2009
CPA2006-15 PAGE 1 OF 12



2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The subject parcel is an enclave of County land.

The subject parcel is in the Tropical Storm and Category 1 Hurricane Storm Surge zones and the
Coastal High Hazard Area (CHHA).

All of the necessary infrastructure is in place or can be provided to the subject parcel. The
proposed land use change will not cause future road network plan changes. The requested land use

change will have a minimal impact on public safety service providers.

The proposed amendment will cause the population accommodation capacity of the Future Land
Use Map to decrease in the Rural designated portions of the Pine Island planning community

The Commercial Future Land Use category does not permit residential uses.
Any commercial development would be required to follow the Planned Development process.

The subject property is abutted by two arterial roadways: Veterans Parkway and Pine Island Road
(SR78)

Veterans Parkway is a “Limited Access” facility.
There is a Publix shopping center to the north across Pine Island Road. To the south is the Royal
Tee Country Club subdivision and to the east is a gas station. To the west across Veterans Parkway

is a large vacant parcel.

The proposed development is consistent with the site locations standards listed in Goal 6 of the Lee
Plan.

The proposed development is consistent with Policy 1.1.10, the Commercial future land use
descriptor policy of the Lee Plan.

C. BACKGROUND INFORMATION

1.

INTRODUCTION

The subject property is a 13.5 acre parcel at the southeast corner of Veterans Parkway and Pine
Island Road in Cape Coral. The parcel is currently zoned AG-2 and is in the Rural future land
use category on Lee Plan Map 1, the Future Land Use Map. The applicant is proposing to
change the future land use category from Rural to Commercial. The subject parcel is part of
an enclave of County land within the boundary limits of the City of Cape Coral. The land to
the abutting to the east, and across public rights of way on the west and north all lay within the
City of Cape Coral and are in the Pine Island Road District future land use category. Parcels
on the east and north have urban land uses. The property is abutted on the south by the Royal
Tee Country Club. It is a residential development which is zoned RS-2 and is in the Rural
future land use category. Abutting on the east is a gas station and vacant commercial land.

STAFF REPORT FOR January 16, 2009
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North of the property across Pine Island Road is a community shopping center. Across
Veterans Parkway on the west is a vacant parcel. The applicant originally proposed to change
the subject property from Rural to Intensive Development. Planning staff met with the
applicant and requested that he consider changing the requested future land use category to
Commercial in order to mitigate some of staffs concerns with the proposed amendment.

2. COMPREHENSIVE PLAN BACKGROUND
The subject property has been designated Rural on the Future Land Use Map since 1984, the
year that the Lee Plan was adopted. Several Lee Plan policies are relevant to the proposed plan
amendment:

Policy 1.1.10: The Commercial areas are located in close proximity to existing
commercial areas or corridors accommodating employment centers, tourist oriented
areas, and where commercial services are necessary to meet the projected needs of the
residential areas of the County. These areas are specifically designated for
commercial uses. Residential uses, other than bona fide caretaker residences, are not
permitted in this future land use category except to the extent provided in Chapter XIII
of the Plan. The Commercial areas are areas where residential uses are not expected
or compatible due to the nature of the surrounding land uses and their location along
major travel corridors. The commercial designation is intended for use where
residential development would increase densities in areas such as the Coastal High
Hazard Areas of the County or areas such as Lehigh Acres where residential uses are
abundant and existing commercial areas serving the residential needs are extremely
limited.

The requisite infrastructure needed for commercial development is generally planned
or in place. New developments in this category must connect to a potable water and
sanitary sewer system. Commercial and retail developments, hotels and motels, banks,

all types of office development, research and development, public, and other similar
development will predominate in the Commercial areas. Limited light industrial uses
are also permitted, excluding outdoor storage type uses. Any redesignation of land to
the Commercial land use category should occur along major travel corridors and at
road intersections. The planned Developmeni rezoning process must be used to
prevent adverse impacts to the surrounding areas and to ensure that appropriate site
development regulations are incorporated into the development plans of each site. A

maximum Floor Area Ratio (FAR) of 1 will be used as an index of intensity of
development in the Commercial category. Development in this future land use

category is not required to comply with the site location criteria provided in Goal 6
when appropriate site development regulations are incorporated into the planned
development.

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

STAFF REPORT FOR January 16, 2009
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POLICY 1.7.3: The Urban Reserve overlay indicates areas that are suitable for
annexation into adjoining municipality. Urban Reserve areas are initially established
by interlocal agreements pursuant to section 163.3171(1), F'S.

POLICY 6.1.2: All commercial development must be consistent with the location
criteria in this policy, except where specifically excepted by this policy or by Policy
6.1.7, or in Lehigh Acres by Policies 1.8.1 through 1.8.3.

POLICY6.1.7: Prohibit commercial developments from locating in such a way as to
open new areas to premature, scattered, or strip development; but permit commercial
development to infill on small parcels in areas where existing commercial development
would make a residential use clearly unreasonable.

POLICY 105.1.4: Through the Lee Plan amendment process, future land use
designations of undeveloped areas within coastal high hazard areas will be considered
for reduced density categories in order to limit the future population exposedto coastal
flooding.

POLICY 105.1.5: Zoning requests located in the coastal high hazard area will be
considered for reduced or minimum density assignments, in accordance with their
future land use category density range. This evaluation should be done in concert with
an evaluation of other individual characteristics such as compatibility with existing
uses, desired urban form, and availability of urban services.

PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Introduction

The proposed amendment is intended for an important location in the County. It is situated at the
intersection of a north-south inter-county road facility and an east-west State Road. Because of this,
development on this site will have greater impact than other properties of comparable size. The originally
proposed amendment was to redesignate the property to the Intensive Development future land use
category. Due to the large potential impact of residential development at this location, staff requested that
the applicant amend the request to the Commercial future land use category. In doing so, many of the
potential impacts of development on the subject property have been mitigated. This section reviews the
potential impact of the proposed amendment on residential and commercial development, environmental
issues and other criteria.

Population Accommodation

The subject property is located in the Pine Island planning community. The current future land use
category on the subject property is Rural, which allow a maximum of 1 dwelling unit per acre. The subject
property would allow a total of 13 units which equals 27 residents (13 X 2.14 =27.82). The Commercial
Future Land Use category does not permit residential development apart from caretaker residences and the
provisions of Chapter XIII of the Lee Plan. The relevant section of Chapter XIII addresses Minimum Use
Determinations and would only allow residential uses that would already be permitted under the current

STAFF REPORT FOR January 16, 2009
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future land use category. Therefore, redesignating the property to the Commercial category would cause
a reduction of 27 residents. Since the property is currently vacant, placing the property in the Commercial
future land use category will not increase residential density and decreases potential future residential
density. The Pine Island planning community is allocated 190 acres for the Rural Future Land Use
category. There are 710 acres of land designated Rural in the planning community, creating a deficit of
520 acres. The proposed amendment would decrease this deficit by 13.5 acres. The Pine Island planning
community is allocated 226 acres for commercial use. Of that, 154 acres are existing. This leaves a
remainder of 72 acres which is enough to accommodate the 13.5 acres of commercial uses that would be
possible under the Commercial future land use category.

School Impacts

The proposed amendment will reduce potential future residential density by 13 dwelling units. At a rate
of 316 students for every single family residence, eliminating the residential uses from this property will
result in a reduction of 4.108 students in the Lee County School District. This is an insignificant impact
on the School District.

Coastal High Hazard Area

The subject property is in the Tropical Storm and Category 1 Hurricane storm surge zones as depicted on
Plate 4 of the 1991 Hurricane Storm Tide Atlas for Lee County. The Coastal High Hazard Area (CHHA)
includes those areas within the Tropical Storm and Category 1 storm surge zones. Therefore the subject
property is within the CHHA. Lee Plan Policy 105.1.4 requires that undeveloped areas within the CHHA
be considered for reduced density to limit future populations exposed to storm surge flooding.
Redesignating the property to the Commercial future land use category will decrease the amount of
potential residential development within the CHHA. Lee Plan policy 105.1.5 states that zoning requests
in the CHHA will considered for reduced density in accordance with their future land use category. This
consideration will include other factors such as compatibility with existing uses and desired urban forms.
Any development in the Commercial Future Land Use category requires that the planned development
process be followed. This would conform to the special considerations listed in Lee Plan Policy 1.5.1.5
in future development review on the subject property.

Environmental Issues

County Environmental staff have inspected the subject property. The site is heavily disturbed, and has
been used as a pasture. Storm water retention may be a concern because of the condition of the site with
regards to wetlands.

The applicant has not submitted a wetland determination by SFWMD on jurisdictional wetlands.

Environmental staff report that the site appears to not historically have been a wetland. The water
observed on the site was possibly due to development on surrounding parcels. This conclusion is
supported by the presence of Boca Fine Sand and Wabassa Sand soils on the site. Both of these soil types
are non-hydric, indicative of non-wetland conditions. These facts are in accord with the species survey
submitted by the applicant. The species survey reports no protected species or signs of protected species
were observed on the subject property.

Sheriffs Office
A letter dated November 14, 2007 from the Office of the Sheriff states that the proposed amendment would
not affect the ability of the Lee County Sheriffs Office to provide core services.

STAFF REPORT FOR January 16, 2009
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Fire

The subject property is served by the Matlacha-Pine Island Fire Control District. The chief of the district
has stated that the district is currently not able to maintain a sufficient level of service to the subject
property. The district is currently in the process of acquiring land for an additional fire station near the
subject property that would provide a sufficient level of fire service. The district is also acquiring land
approximately one quarter mile to the west of the subject property for an ambulance facility.

EMS

In a letter dated January 29, 2007, the Chief of Planning for the Lee County Division of Public Safety
stated opposition to any increase in residential density on the subject property. The applicant has
subsequently agreed to amend the proposal to the Commercial future land use category. This category
does not permit residential uses and therefore precludes any increase in residential density. Public Safety
staff have agreed with this conclusion.

Solid Waste

The applicant submitted a letter from Operations Manage of Lee County Solid Waste Division. The letter
states that the division is capable of providing service to the subject property and that plans have been
made to allow for growth to maintain long-term disposal capacity.

Parks, Recreation and Open Space

Parks and Recreation is one of the areas that are covered by minimum required levels of service. The Lee
Plan standard for minimum level of service for regional parks is 6 acres per 1,000 residents. The
mandatory level of service for community parks is .8 acres per 1,000 residents. Redesignating the property
to the Commercial category would cause a reduction of 27 residents. This would cause a reduction in
mandatory regional park acreage by .162 acres. The required community park acreage would be reduced
by .0216 acres.

Historic Resources

The applicant submitted an archeological inquiry about the subject property to the Division of Historical
Resources of the Florida Department of State. The Master Site file lists no previously recorded cultural
resources on the subject property.

Transportation Issues

The subject property fronts on Veterans Parkway on the west and Pine [sland Road on the North. Both
of these roads are classified as arterial roadways. Veterans Parkway is designated as a “Limited Access™
facility. Access points are limited to those specified by Board resolution. That resolution currently limits
access from Veterans Parkway to a right in/right out connection approximately one-quarter mile south of
the intersection with Pine Island Road. There is a potential for an additional left-in connection at the south
property line assuming a joint access can be worked out with the Royal Tee Country Club subdivision.

Commercial Compatibility
Lee Plan Goal 6 outlines the Site Location Standards for commercial uses in Lee County. The subject
property is at the intersection of two arterial roadways. Under Lee Plan Policy 6.1.2 part 3, such an
intersection conforms to the location standards for “Community Commercial.” The Community
Commercial category lists that the site area be between 10 and 35 acres. At 13.5 acres, the subject property
conforms to this requirement.

STAFF REPORT FOR January 16, 2009
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The Commercial future land use category permits a Floor Area Ratio of 1. The subject parcel is 13.5 acres
which equals 588,060 square feet of commercial. This exceeds the 400,000 square foot maximum listed
for the Community Commercial site location category. However, the Commercial future land use category
does not require that commercial development strictly comply with the site location standards listed under
Lee Plan Goal 6.

Lee Plan Policy 6.1.7 prohibits commercial development that is premature, scattered or strip development.
The intersection of two major arterial roadways provides a commercial node to prevent the creation of strip
development on Pine Island Road. Veterans Parkway is a limited access facility, which will prevent the
proliferation of driveways characteristic of strip development. A community shopping center is located
at the northeastern corner of the intersection. Therefore, the creation of commercial uses on the subject
property is not premature.

Surrounding Zoning and Future Land Uses

The subject property is in close proximity to land that lays within the boundary of the City of Cape Coral.
The properties abutting on the east as well as the land directly across Pine Island Road and Veterans
Parkway are all within Cape Coral. All of these lands are designated as part of the Pine Island Road
District in the Future Land Use Element of the Cape Coral Comprehensive Plan:

"Pine Island Road District, illustrated in purple, is located along Pine Island Road from east of
Del Prado Boulevard, and west to Burnt Store Road. Under this land use designation, at least two

distinctive zoning categories will be allowed: Village and Corridor zoning. The Village zone is
intended to promote maximum pedestrian friendliness and minimal automobile traffic between

residential areas, shopping destinations, a variety of entertainment establishments, and
employment opportunities. The Corridor zoning designation will be placed on the land located
between the Villages andwill include larger scale, less pedestrian-oriented uses. In general terms,

Pine Island Road District will encourage mixed-use development at key intersections with major
North-South streets along Pine Island Road."

The parcels to the east and west of the subject property are zoned Corridor while the shopping center to
the north is zoned Village. Both of these categories support commercial land uses. These commercial uses
would be compatible with proposed commercial development on the subject property. The Pine Island
Road District is compatible with commercial development. Therefore, the proposed amendment conforms
to the Future Land Use Element of the Cape Coral Comprehensive Plan.

The only county land abutting the subject property is the Royal Tee Country Club subdivision to the south.
This golf course subdivision is zoned RS-2 and is largely, though not fully, built out. The subject property
abuts four or five residential lots in this community. Any commercial development on the subject property
would need to be buffered along this boundary. This would not be difficult for staff to require in the future
as any development in the Commercial future land use category is required to follow the Planned
Development process.

Annexation Issues

The subject parcel is adjacent to the Cape Coral City Boundary. The subject property is also identified on
Map 1, page 4 of 5, as part of an Urban Reserve Overlay. Lee Plan Policy 1.7.3 states that the Urban
Reserve Overlay indicates areas that are suitable for annexation into an adjacent municipality.

Planning staff has asked the applicant to provide discussion as to whether or not the applicant has
considered this issue, as it has always been the County’s policy to encourage annexation for the enclave
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parcels along Pine Island Road. The applicant has provided that the possibility of annexing has been
discussed, yet annexation is difficult as long as the property remains within the Greater Pine Island Water
Association franchise area. The applicant met with Cape Coral staff in 2005 and was told that utility
service would not be available until “probably 2020." At that time, the applicant chose not to apply for
annexation, but to apply for a Lee Plan amendment. ‘

It is Planning staff’s understanding that the impediment to annexations in this area is the fact that the
subject parcel is located in the Greater Pine Island Water Association franchise area and involves the
release of water rights to the City of Cape Coral. In addition, the City Utility Plan does not show the area
receiving water/sewer services until sometime between the year 2010 and 2012.

B. CONCLUSIONS

The proposed amendment will reduce the population impact of development on the subject property.
Commercial uses are appropriate to the site and conform to the site location standards of the Lee Plan.
Commercial development on this site is also compatible with the future land use goals of the City of Cape
Coral. The Commercial future land use category will have a minimal impact on the School District.
Future commercial development on the subject property will require buffering against the residential lots
abutting the south boundary.

C. STAFF RECOMMENDATION ;
Planning staff recommend that the Board of Commissioners transmit the amendment to redesignate the
future land use on the subject property from Rural to Commercial.
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C.

PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: March 24, 2008

LOCAL PLANNING AGENCY REVIEW
Planning staff and the applicant gave brief presentations.

LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

1. RECOMMENDATION:

The LPA voted to transmit the proposed plan amendment. The LPA also voted to amend
Lee Plan Map 7, the Future Sewer Service Areas Map to include the subject property. One
LPA member asked the applicant about the planned uses for the subject property. The
applicant stated that the property would include a mix of general retail uses with the
possibility of hotel/motel space as well. Another member asked about the access to the
property from both Pine Island Road and Veteran’s Parkway. The applicant stated that they
would seek a shared access with the gas station to the east on Pine Island Road. He then
stated that there is a right-in/right-out access on Veteran’s Parkway as previously
designated by the Board of County Commissioners. The applicant may seek a shared
access with the Royal Tee subdivision abutting the south side of the property.

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

VOTE:
NOEL ANDRESS AYE
LES COCHRAN ~ AYE
RONALD INGE ABSENT
JACQUE RIPPE ABSENT
CARLETON RYFFEL AYE
LELAND M. TAYLOR ABSENT
RAE ANN WESSEL AYE
STAFF REPORT FOR January 16, 2009

CPA2006-15 PAGE 9 OF 12



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

' DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW:
‘The Board of County Commissioners provided no discussion concerning the proposed plan
amendment. No public input was provided concerning the proposed plan amendment. This item was
approved on the consent agenda.

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

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

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board accepted the finding of facts as advanced by staff and the LPA.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR | January 16, 2009
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: January 16, 2009

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS
The Department of Community Affairs provided no Objections, Recommendations, or Comments on
the proposed amendment.

B. STAFF RESPONSE
Planning staff recommend that the Board of County Commissioners adopt the proposed amendment as
transmitted.
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: February 26, 2009

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
A. BRIAN BIGELOW
TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
STAFF REPORT FOR January 16, 2009
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CPA2006-15 Cauthen Amendment
Proposed Future Land Use Map
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LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2006-15

Text Amendment v | Map Amendment

This Document Contains the Following Reviews:

Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

NSNS

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

\

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: March 19, 2008

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTATIVE:
John Cauthen
Represented by Michael Roeder of Knott, Consoer, Ebelini, Hart & Swett PA
1625 Hendry St. Suite 301
Ft. Myers, FL, 33901

2. REQUEST:
Amend the Lee Plan Map 1, Future Land Use Map for a 13.5 acre parcel from the Rural to
the-Commercial Future Land Use Category.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: .
Planning staff recommends that Map 1, the Future Land Use Map, be amended to change
the future land use designation of the subject area from the “Rural” land use category to the
"Commercial" land use category for the 13.5 acres subject property.

STAFF REPORT FOR February 25, 2009
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2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The subject parcel is an enclave of County land.

The subject parcel is in the Tropical Storm and Category 1 Hurricane Storm Surge zones and the
Coastal High Hazard Area (CHHA).

All of the necessary infrastructure is in place or can be provided to the subject parcel. The
proposed land use change will not cause future road network plan changes. The requested land use

change will have a minimal impact on public safety service providers.

The proposed amendment will cause the population accommodation capacity of the Future Land
Use Map to decrease in the Rural designated portions of the Pine Island planning community

The Commercial Future Land Use category does not permit residential uses.
Any commercial development would be required to follow the Planned Development process.

The subject property is abutted by two arterial roadways: Veterans Parkway and Pine Island Road
(SR78)

Veterans Parkway is a “Limited Access” facility.
There is a Publix shopping center to the north across Pine Island Road. To the south is the Royal
Tee Country Club subdivision and to the east is a gas station. To the west across Veterans Parkway

is a large vacant parcel.

The proposed development is consistent with the site locations standards listed in Goal 6 of the Lee
Plan.

The proposed development is consistent with Policy 1.1.10, the Commercial future land use
descriptor policy of the Lee Plan.

C. BACKGROUND INFORMATION

1.

INTRODUCTION

The subject property is a 13.5 acre parcel at the southeast corner of Veterans Parkway and Pine
Island Road in Cape Coral. The parcel is currently zoned AG-2 and is in the Rural future land
use category on Lee Plan Map 1, the Future Land Use Map. The applicant is proposing to
change the future land use category from Rural to Commercial. The subject parcel is part of
an enclave of County land within the boundary limits of the City of Cape Coral. The land to
the abutting to the east, and across public rights of way on the west and north all lay within the
City of Cape Coral and are in the Pine Island Road District future land use category. Parcels
on the east and north have urban land uses. The property is abutted on the south by the Royal
Tee Country Club. It is a residential development which is zoned RS-2 and is in the Rural
future land use category. Abutting on the east is a gas station and vacant commercial land.

STAFF REPORT FOR February 25, 2009
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North of the property across Pine Island Road is a community shopping center. Across
Veterans Parkway on the west is a vacant parcel. The applicant originally proposed to change
the subject property from Rural to Intensive Development. Planning staff met with the
applicant and requested that he consider changing the requested future land use category to
Commercial in order to mitigate some of staffs concerns with the proposed amendment.

2. COMPREHENSIVE PLAN BACKGROUND
The subject property has been designated Rural on the Future Land Use Map since 1984, the
year that the Lee Plan was adopted. Several Lee Plan policies are relevant to the proposed plan
amendment:

Policy 1.1.10: The Commercial areas are located in close proximity to existing
commercial areas or corridors accommodating employment centers, tourist oriented
areas, and where commercial services are necessary to meet the projected needs of the
residential areas of the County. These areas are specifically designated for
commercial uses. Residential uses, other than bona fide caretaker residences, are not
permitted in this future land use category except to the extent provided in Chapter XIII
of the Plan. The Commercial areas are areas where residential uses are not expected
or compatible due to the nature of the surrounding land uses and their location along
major travel corridors. The commercial designation is intended for use where
residential development would increase densities in areas such as the Coastal High
Hazard Areas of the County or areas such as Lehigh Acres where residential uses are
abundant and existing commercial areas serving the residential needs are extremely
limited.

The requisite infrastructure needed for commercial development is generally planned
or in place. New developments in this category must connect to a potable water and
sanitary sewer system. Commercial and retail developments, hotels and motels, banks,

all types of office development, research and development, public, and other similar
development will predominate in the Commercial areas. Limited light industrial uses
are also permitted, excluding outdoor storage type uses. Any redesignation of land to
the Commercial land use category should occur along major travel corridors and at
road intersections. The planned Development rezoning process must be used to
prevent adverse impacts to the surrounding areas and to ensure that appropriate site
development regulations are incorporated into the development plans of each site. A

maximum Floor Area Ratio (FAR) of 1 will be used as an index of intensity of
development in the Commercial category. Development in this future land use
category is not required to comply with the site location criteria provided in Goal 6
when appropriate site development regulations are incorporated into the planned
development.

POLICY 1.4.1: The Rural areas are to remain predominantly rural—that is, low
density residential, agricultural uses, and minimal non-residential land uses that are
needed to serve the rural community. These areas are not to be programmed to receive
urban-type capital improvements, and they can anticipate a continued level of public
services below that of the urban areas. Maximum density in the Rural area is one
dwelling unit per acre (1 du/acre).
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POLICY 1.7.3: The Urban Reserve overlay indicates areas that are suitable for
annexation into adjoining municipality. Urban Reserve areas are initially established
by interlocal agreements pursuant to section 163.3171(1), F.S.

POLICY 6.1.2: All commercial development must be consistent with the location
criteria in this policy, except where specifically excepted by this policy or by Policy
6.1.7, or in Lehigh Acres by Policies 1.8.1 through 1.8.3.

POLICY6.1.7: Prohibit commercial developments from locating in such a way as to
open new areas to premature, scattered, or strip development, but permit commercial
development to infill on small parcels in areas where existing commercial development
would make a residential use clearly unreasonable.

POLICY 105.1.4: Through the Lee Plan amendment process, future land use
designations of undeveloped areas within coastal high hazard areas will be considered
for reduced density categories in order to limit the future population exposed to coastal
flooding.

POLICY 105.1.5: Zoning requests located in the coastal high hazard area will be
considered for reduced or minimum density assignments, in accordance with their
future land use category density range. This evaluation should be done in concert with
an evaluation of other individual characteristics such as compatibility with existing
uses, desired urban form, and availability of urban services.

PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Introduction

The proposed amendment is intended for an important location in the County. It is situated at the
intersection of a north-south inter-county road facility and an east-west State Road. Because of this,
development on this site will have greater impact than other properties of comparable size. The originally
proposed amendment was to redesignate the property to the Intensive Development future land use
category. Due to the large potential impact of residential development at this location, staff requested that
the applicant amend the request to the Commercial future land use category. In doing so, many of the
potential impacts of development on the subject property have been mitigated. This section reviews the
potential impact of the proposed amendment on residential and commercial development, environmental
issues and other criteria.

Population Accommodation

The subject property is located in the Pine Island planning community. The current future land use
category on the subject property is Rural, which allow a maximum of 1 dwelling unit per acre. The subject
property would allow a total of 13 units which equals 27 residents (13 X 2.14 =27.82). The Commercial
Future Land Use category does not permit residential development apart from caretaker residences and the
provisions of Chapter XIII of the Lee Plan. The relevant section of Chapter XIII addresses Minimum Use
Determinations and would only allow residential uses that would already be permitted under the current

STAFF REPORT FOR February 25, 2009
CPA2006-15 PAGE 4 OF 12



future land use category. Therefore, redesignating the property to the Commercial category would cause
areduction of 27 residents. Since the property is currently vacant, placing the property in the Commercial
future land use category will not increase residential density and decreases potential future residential
density. The Pine Island planning community is allocated 190 acres for the Rural Future Land Use
category. There are 710 acres of land designated Rural in the planning community, creating a deficit of
520 acres. The proposed amendment would decrease this deficit by 13.5 acres. The Pine Island planning
community is allocated 226 acres for commercial use. Of that, 154 acres are existing. This leaves a
remainder of 72 acres which is enough to accommodate the 13.5 acres of commercial uses that would be
possible under the Commercial future land use category.

School Impacts

The proposed amendment will reduce potential future residential density by 13 dwelling units. At a rate
of 316 students for every single family residence, eliminating the residential uses from this property will
result in a reduction of 4.108 students in the Lee County School District. This is an insignificant impact
on the School District.

Coastal High Hazard Area

The subject property is in the Tropical Storm and Category 1 Hurricane storm surge zones as depicted on
Plate 4 of the 1991 Hurricane Storm Tide Atlas for Lee County. The Coastal High Hazard Area (CHHA)
includes those areas within the Tropical Storm and Category 1 storm surge zones. Therefore the subject
property is within the CHHA. Lee Plan Policy 105.1.4 requires that undeveloped areas within the CHHA
be considered for reduced density to limit future populations exposed to storm surge flooding.
Redesignating the property to the Commercial future land use category will decrease the amount of
potential residential development within the CHHA. Lee Plan policy 105.1.5 states that zoning requests
in the CHHA will considered for reduced density in accordance with their future land use category. This
consideration will include other factors such as compatibility with existing uses and desired urban forms.
Any development in the Commercial Future Land Use category requires that the planned development
process be followed. This would conform to the special considerations listed in Lee Plan Policy 1.5.1.5
in future development review on the subject property.

Environmental Issues

County Environmental staff have inspected the subject property. The site is heavily disturbed, and has
been used as a pasture. Storm water retention may be a concern because of the condition of the site with
regards to wetlands.

The applicant has not submitted a wetland determination by SFWMD on jurisdictional wetlands.

Environmental staff report that the site appears to not historically have been a wetland. The water
observed on the site was possibly due to development on surrounding parcels. This conclusion is
supported by the presence of Boca Fine Sand and Wabassa Sand soils on the site. Both of these soil types
are non-hydric, indicative of non-wetland conditions. These facts are in accord with the species survey
submitted by the applicant. The species survey reports no protected species or signs of protected species
were observed on the subject property.

Sheriffs Office :
A letter dated November 14, 2007 from the Office of the Sheriff states that the proposed amendment would
not affect the ability of the Lee County Sheriffs Office to provide core services.
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Fire

The subject property is served by the Matlacha-Pine Island Fire Control District. The chief of the district
has stated that the district is currently not able to maintain a sufficient level of service to the subject
property. The district is currently in the process of acquiring land for an additional fire station near the
subject property that would provide a sufficient level of fire service. The district is also acquiring land
approximately one quarter mile to the west of the subject property for an ambulance facility.

EMS

In a letter dated January 29, 2007, the Chief of Planning for the Lee County Division of Public Safety
stated opposition to any increase in residential density on the subject property. The applicant has
subsequently agreed to amend the proposal to the Commercial future land use category. This category
does not permit residential uses and therefore precludes any increase in residential density. Public Safety
staff have agreed with this conclusion.

Solid Waste

The applicant submitted a letter from Operations Manage of Lee County Solid Waste Division. The letter
states that the division is capable of providing service to the subject property and that plans have been
made to allow for growth to maintain long-term disposal capacity.

Parks, Recreation and Open Space

Parks and Recreation is one of the areas that are covered by minimum required levels of service. The Lee
Plan standard for minimum level of service for regional parks is 6 acres per 1,000 residents. The
mandatory level of service for community parks is .8 acres per 1,000 residents. Redesignating the property
to the Commercial category would cause a reduction of 27 residents. This would cause a reduction in
mandatory regional park acreage by .162 acres. The required community park acreage would be reduced
by .0216 acres.

Historic Resources

The applicant submitted an archeological inquiry about the subject property to the Division of Historical
Resources of the Florida Department of State. The Master Site file lists no previously recorded cultural
resources on the subject property.

Transportation Issues

The subject property fronts on Veterans Parkway on the west and Pine Island Road on the North. Both
of these roads are classified as arterial roadways. Veterans Parkway is designated as a “Limited Access”
facility. Access points are limited to those specified by Board resolution. That resolution currently limits
access from Veterans Parkway to a right in/right out connection approximately one-quarter mile south of
the intersection with Pine Island Road. There is a potential for an additional left-in connection at the south
property line assuming a joint access can be worked out with the Royal Tee Country Club subdivision.

Commercial Compatibility
Lee Plan Goal 6 outlines the Site Location Standards for commercial uses in Lee County. The subject
property is at the intersection of two arterial roadways. Under Lee Plan Policy 6.1.2 part 3, such an
intersection conforms to the location standards for “Community Commercial.” The Community
Commercial category lists that the site area be between 10 and 35 acres. At 13.5 acres, the subject property
conforms to this requirement.
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The Commercial future land use category permits a Floor Area Ratio of 1. The subject parcel is 13.5 acres
which equals 588,060 square feet of commercial. This exceeds the 400,000 square foot maximum listed
for the Community Commercial site location category. However, the Commercial future land use category
does not require that commercial development strictly comply with the site location standards listed under
Lee Plan Goal 6.

Lee Plan Policy 6.1.7 prohibits commercial development that is premature, scattered or strip development.
The intersection of two major arterial roadways provides a commercial node to prevent the creation of strip
development on Pine Island Road. Veterans Parkway is a limited access facility, which will prevent the
proliferation of driveways characteristic of strip development. A community shopping center is located
at the northeastern corner of the intersection. Therefore, the creation of commercial uses on the subject
property is not premature.

Surrounding Zoning and Future Land Uses

The subject property is in close proximity to land that lays within the boundary of the City of Cape Coral.
The properties abutting on the east as well as the land directly across Pine Island Road and Veterans
Parkway are all within Cape Coral. All of these lands are designated as part of the Pine Island Road
District in the Future Land Use Element of the Cape Coral Comprehensive Plan: ‘

"Pine Island Road District, illustrated in purple, is located along Pine Island Road from east of
Del Prado Boulevard, and west to Burnt Store Road. Under this land use designation, at least two

distinctive zoning categories will be allowed: Village and Corridor zoning. The Village zone is

intended to promote maximum pedestrian friendliness and minimal automobile traffic between

residential areas, shopping destinations, a variety of entertainment establishments, and
employment opportunities. The Corridor zoning designation will be placed on the land located
between the Villages andwill include larger scale, less pedestrian-oriented uses. In general terms,

Pine Island Road District will encourage mixed-use development at key intersections with major
North-South streets along Pine Island Road."

The parcels to the east and west of the subject property are zoned Corridor while the shopping center to
the north is zoned Village. Both of these categories support commercial land uses. These commercial uses
would be compatible with proposed commercial development on the subject property. The Pine Island
Road District is compatible with commercial development. Therefore, the proposed amendment conforms
to the Future Land Use Element of the Cape Coral Comprehensive Plan.

The only county land abutting the subject property is the Royal Tee Country Club subdivision to the south.
This golf course subdivision is zoned RS-2 and is largely, though not fully, built out. The subject property
abuts four or five residential lots in this community. Any commercial development on the subject property
would need to be buffered along this boundary. This would not be difficult for staff to require in the future
as any development in the Commercial future land use category is required to follow the Planned
Development process.

Annexation Issues

The subject parcel is adjacent to the Cape Coral City Boundary. The subject property is also identified on
Map 1, page 4 of 5, as part of an Urban Reserve Overlay. Lee Plan Policy 1.7.3 states that the Urban
Reserve Overlay indicates areas that are suitable for annexation into an adjacent municipality.

Planning staff has asked the applicant to provide discussion as to whether or not the applicant has
considered this issue, as it has always been the County’s policy to encourage annexation for the enclave
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parcels along Pine Island Road. The applicant has provided that the possibility of annexing has been
discussed, yet annexation is difficult as long as the property remains within the Greater Pine Island Water
Association franchise area. The applicant met with Cape Coral staff in 2005 and was told that utility
service would not be available until “probably 2020." At that time, the applicant chose not to apply for
annexation, but to apply for a Lee Plan amendment.

It is Planning staff’s understanding that the impediment to annexations in this area is the fact that the
subject parcel is located in the Greater Pine Island Water Association franchise area and involves the
release of water rights to the City of Cape Coral. In addition, the City Utility Plan does not show the area
receiving water/sewer services until sometime between the year 2010 and 2012.

B. CONCLUSIONS

The proposed amendment will reduce the population impact of development on the subject property.
Commercial uses are appropriate to the site and conform to the site location standards of the Lee Plan.
Commercial development on this site is also compatible with the future land use goals of the City of Cape
Coral. The Commercial future land use category will have a minimal impact on the School District.
Future commercial development on the subject property will require buffering against the residential lots
abutting the south boundary.

C. STAFF RECOMMENDATION
Planning staff recommend that the Board of Commissioners transmit the amendment to redesignate the
future land use on the subject property from Rural to Commercial.
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C.

PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: March 24, 2008

LOCAL PLANNING AGENCY REVIEW
Planning staff and the applicant gave brief presentations.
LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY '
1. RECOMMENDATION:
The LPA voted to transmit the proposed plan amendment. The LPA also voted to amend
Lee Plan Map 7, the Future Sewer Service Areas Map to include the subject property. One
LPA member asked the applicant about the planned uses for the subject property. The
applicant stated that the property would include a mix of general retail uses with the
possibility of hotel/motel space as well. Another member asked about the access to the
property from both Pine Island Road and Veteran’s Parkway. The applicant stated that they
would seek a shared access with the gas station to the east on Pine Island Road. He then
stated that there is a right-in/right-out access on Veteran’s Parkway as previously
designated by the Board of County Commissioners. The applicant may seek a shared
access with the Royal Tee subdivision abutting the south side of the property.
2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The LPA accepted the findings of fact as advanced by staff.
VOTE:
NOEL ANDRESS AYE
LES COCHRAN AYE
RONALD INGE ABSENT
JACQUE RIPPE ABSENT
CARLETON RYFFEL ~ AYE
LELAND M. TAYLOR ABSENT
RAE ANN WESSEL AYE
STAFF REPORT FOR February 25, 2009
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW:
The Board of County Commissioners provided no discussion concerning the proposed plan
amendment. No public input was provided concerning the proposed plan amendment. This item was
approved on the consent agenda.

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

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

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board accepted the finding of facts as advanced by staff and the LPA.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR February 25, 2009
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: January 16, 2009

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS
The Department of Community Affairs provided no Objections, Recommendations, or Comments on
the proposed amendment.

B. STAFF RESPONSE
Planning staff recommend that the Board of County Commissioners adopt the proposed amendment as
transmitted.

STAFF REPORT FOR February 25, 2009
CPA2006-15 PAGE 11 OF 12



PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: February 25. 2009

. BOARD REVIEW:
This plan amendment was approved as part of the consent agenda. The Board provided no discussion
concerning the proposed plan amendment. No Members of the public appeared.

. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:
The Board of County Commissioners adopted the proposed plan amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board of County Commissioners accepted the finding of facts as advanced by Staff and the

LPA.
. YOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR February 25, 2009

CPA2006-15 PAGE 12 OF 12



CPA2006-15 Cauthen Amendment
Existing Future Land Use Map
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CPA2006-15 Cauthen Amendment
Proposed Future Land Use Map
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Lee County Board of County Commissioners
Department of Community Development
Division of Planning

OO IRTTY DEVE LOPMENT Post Office Box 398
Fort Myers, FL. 33902-0398
200¢

S Telephone: {239) 479-8585
53 Ciﬁ }_ 5 FAX: (239) 479-8519

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)

DATE REC'D - REC'D BY:

APPLICATION FEE TIDEMARK NO: o
THE FOLLOWING VERIFIED: —

Zoning T Commissioner District ||

(To be completed by Planning Staff)

Plan Amendment Cycle: } Normal D Small Scale l:] DRI D Emergency

Request No: _

APPLICANT PLEASE NOTE:

Answer all guestions completely and accurately. Please print or type responses. i
additional space is needed, number and attach additional sheets. The total mt

sheets in your application is:

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Additional copies may be
required for Local Planning Agency, Board of County Commissioners heanngs and the
Department of Communily Affairs’ packages.

|, the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents
provided are complete and accurate to the best of my knowledge.

4 Ml el

DAT SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE
Lee County Comprehensive Plan Amendment Page T6r U

Application Form (06/06) GAAMS\Cauthen\iResubmittal(3\CompPlanAmendmentApp.wpd



I. APPLICANT/AGENT/OWNER INFORMATION

John Cauthen

APPLICANT

4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CiTy STATE - ZIP
239-851-3830 239-334-2952
TELEPHONE NUMBER - FAX NUMBER
Michael E. Roeder, AICP

AGENT?

1625 Hendry Street, Suite 301

ADDRESS

Fort Myers FL 33901
CITY - STATE - ZIP
239-334-2722 239-334-1446
TELEPHONE NUMBER FAX NUMBER
3150 SW Pine Island Rd, LLC

OWNER(s) OF RECORD

4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CITY - STATE P
239-851-3830 239-334-2952
e RONE NUMBER - FAX NUMBER

Name, address and qualification of additional planners, architects, engineers,
environmental consultants, and other professionals providing information contained
in this application.

* This will be the person contacted for all business relative to the application.

Lee County Comprehensive Plan Amendment Page Zof 9
Application Form (06/06) G:\AMS\Cauthen\Resubmittal(3)\CompPlanArnendmentApp,wpd



Il. REQUESTED CHANGE (Please see ltem 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

l::! Text Amendment Future Land Use Map Series Amendment
(Maps 1 thru 21)
List Number(s) of Map(s) to be amended

B. SUMMARY OF REQUEST (Brief explanation):

Map amendment from Rural to Commercial.

il. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY
(for amendments affecting development potential of property)

A. Property Location:
1. Site Address: 3150 SW Pine Island Road, Cape Coral, FL 33991

2. STRAP(s). 20-44-23-00-00002.0000

B. Property Information

Total Acreage of Property: 13.5 + acres

Total Acreage included in Request: 13.5 + acres

Area of each Existing Future Land Use Category: Rural

Total Uplands: 13.5 acres

Total Wetlands: NA

Current Zoning: AG-Z

Current Future Land Use Designation_Rural

Existing Land Use: Vacant

Page Jof 9

Tee Counly Comprehensive Plan Amendment
G:\AMS\Cauthen\Resubmittal(3A\CompPlanAmendmentApp.wpd

Application Form (06/06)



C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay: NA

Airport Noise Zone 2 or 3: NA

Acquisition Area: NA

Joint Planning Agreement Area (adjoining other jurisdictional lands): NA
Community Redevelopment Area: NA

D. Proposed change for the Subject Property:  Inlensive Development

E.. Potential development of the subject property”
1. Calculation of maximumn allowable development under ekisting FLUM:

Residential Units/Density 1 unit per acre

Commercial intensity

Industrial intensity

2. Calculation of maximum allowable development under proposed FLUM:

Residential Units/Density 14 units per acre (181 total residential units)
Commercial intensity 400,000 square Teet

Industrial intensity

IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the
preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)

A. General Information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5" x 11") for inclusion in public hearing packets.

Lee County Comprehensive Plan Amendment Page 4 of 9
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The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1. Provide any proposed text changes.

2. Provide a Future Land Use Map showing the boundaries of the subject
property, surrounding street network, surrounding designated future land
uses, and natural resources.

3. Map and describe existing land uses (not designations) of the subject
property and surrounding properties. Description should discuss consistency
of current uses with the proposed changes.

4. Map and describe existing zoning of the subject property and surrounding
properties.

I Pttt ~\
Hie ngdl Ut“bbl!pllU! o)

on

6. A copy of the deed(s) for the property subject to the requested change.
7. An aerial map showing the subject property and surrounding properties.

8. If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner.

B. Public Facilities Impacts
NOTE: The applicant must calculale public facilities impacts based on a

maximum development scenario (see Part 1l.H.).

1. Traffic Circulation Analysis
The analysis is intended to determine the effect of the land use change on the
Financially Feasible Transportation Plan/Map 3A (20-year horizon) and on the
Capital Improvements Element (5-year horizon). Toward that end, an
applicant must submit the following information:

Long Range — 20-year Horizon:

a. Working with Planning Division staff, identify the traffic analysis zone
(TAZ) or zones that the subject property is in and the socio-economic data
forecasts for that zone or zones;

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by type/etc.);

Tee County Comprehensive Plan Amendment Page b ofJ
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C.

If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff.
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those modifications and the
effect on the financial feasibility of the plan;

An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change; -

If the proposal is based on a specific development plan, then the site plan
should indicate how facilities from the current adopted Financially Feasible

Dl memcd e b Ml Tonffimaimsio AMan il I . A 3
miain ana/or e Uiiicia HTaniCwWays wiap will be accommodated.

Short Range — 5-year CIP horizon:

a.

Besides the 20-year analysis, for those plan amendment proposals that
include a specific and immediaied development plan, identify the existing
roadways serving the site and within a 3-mile radius (indicate laneage,
functional classification, current LOS, and LOS standard),

Identify the major road improvements within the 3-mile study area funded
through the construction phase in adopted CIP’s (County or Cities) and
the State’s adopted Five-Year Work Program;

Projected 2020 LOS under proposed designation (calculate anticipated

number of trips and distribution on roadway network, and identify resuiting
changes to the projected LOS);

For the five-year horizon, identify the projected roadway conditions
(volumes and levels of service) on the roads within the 3-mile study area
with the programmed improvements in place, with and without the
proposed development project. A methodology meeting with DOT staff
prior to submittal is required to reach agreement on the projection
methodology;

Identify the additional improvements needed on the network beyond those
programmed in the five-year horizon due to the development proposal.

2. Provide an existing and future conditions analysis for:

a.
b.
c.
d.

Sanitary Sewer

Potable Water

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

Analysis should include (but is not limited to) the following:

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

Lee County Comprehensive Plan Amenadment Page 6 ofJ
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o Current LOS, and LOS standard of facilities serving the site;

» Projected 2020 LOS under existing designation;

» Projected 2020 LOS under proposed designation;

» Improvements/expansions currently programmed in 5 year CIP, 6-10 year
CIP, and long range improvements; and

» Anticipated revisions to the Community Facilities and Services Element
and/or Capital Improvements Element (state if these revisions are
included in this amendment).

3. Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:

Fire protection with adequate response times;

Emergency medical service (EMS) provisions;’

Law enforcement; '

Solid Waste;

Mass Transit; ana

Schools.

DT OO0 0o

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and /ll for their evaluation. This application should include

the applicant’s correspondence to the responding agency.

C. Environmental Impacts
Provide an overall analysis of the character of the subject property and

surrounding properties, and assess the site’s suitability for the proposed use
upon the fallowing:

1. A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS).

2. A map and description of the soils found on the property (identify the source
of the information).

3. A topographic map with property boundaries and 100-year flood prone areas
indicated (as identified by FEMA).

4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

5. Atable of plant communities by FLUCCS with the potential to contain species
(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCCS and the species status (same as FLUCCS map).

Lee County Comprehensive Plan Amendmeni Page 7 ot §
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D. Impacts on Historic Resources

List all historic resources (including structure, districts, and/or archeologically
sensitive areas) and provide an analysis of the proposed change's impact on
these resources. The following should be included with the analysis:

1.

2.

A map of any historic districts and/or sites, listed on the Florida Master Site

File, which are located on the subject property or adjacent properties.

A map showing the subject property location on the archeological sensitivity
map for Lee County.

E . Internal Consistency with the Lee Plan

1.

N

Discuss- how the proposal  affects established Lee County population
projections, Table 1(b) (Planning Community Year 2020 Allocations), and the
total population capacity of the Lee Plan Future Land Use Map.

List all goals and objectives of the Lee Plan that are affected by the proposed
amendment.  This analysis should include an evaluation of all relevant
policies under each goal and objective.

Describe how the proposal affects adjacent local governments and their
comprehensive plans.

List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment.

F. Additional Requirements for Specific Future Land Use Amendments

1.

Reguests involving Industrial and/or categories targeted by the Lee Plan as

Ty TS wS _

employment centers (to or from)

a. State whether the site is accessible to arterial roadways, rail lines, and
cargo airport terminals,

b. Provide data and analysis required by Policy 2.4 .4,

c. The affect of the proposed change on county's industrial employment goal
specifically policy 7.1.4.

Requests moving lands from a Non-Urban Area to a Future Urban Area

a. Demonstrate why the proposed change does not constitute Urban Sprawi.
Indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.

Lee County Comprehensive Plan Amendment PageBof9
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1. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2.

2. Requests moving lands from Density Reduction/Groundwater Resource must
fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.

G. Justify the proposed amendment based upon sound planning principles. Be sure
to support all conclusions made in this justification with adequate data and

analysis.
Item 1: Fee Schedule
Map Amendment Flat Fee $2.000.00 each
Map Amendment > 20 Acres $2,000.00 and $20.00 per 10 acres
Small Scale Amendment (10 acres or less) | $1 ,500.00each
Text Amendment Flat Fee $2,500.00 each
Lee County Comprehensive Plan Amendment Page 9ol U
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AFFIDAVIT

I, _Johnson W. Cauthen as Managing Member of 3150 SW Pine Island Road, L1 C,
a Florida Limited Liability Company __, certify that | am the owner or authorized
representative of the property described herein, and that all answers to the
questions in this application and any sketches, data, or other supplementary
matter attached to and made a part of this application, are honest and true to the
best of my knowledge and belief. | also authorize the staff of Lee County
Community Development to enter upon the property during normal working hours
for the purpose_of investigating and evaluating the request made through this

Vz g/z/

an ey(ox/ner or owner-authorized agent /Date

Sofason L. Cpummen

Typed or printed name

STATE OF FLORIDA )
COUNTY OF LEE )

The foregoing instrument was certified and subscribed before me this (Q 7
day of \YW 2006, by _ Johnson W. Cauthen as Managing Member of 3150
SW Pine Island Road, LLC, a Florida Limited Liability Company , who is

personally@ho has produced as

identification.

O//AAJ /;111 j) 377 Y &7X4

(SEAL) ST, CANDICE L FREESE Signature of notary bubli&
S 4 MY COMMISSION # DD 502750

R . EXPIRES: January 28, 2010
/}'For o Bondsd Thru Budgst Notwry Services

Printed name of notary public



Existing Land Uses
EXHIBIT A3

The subject property is vacant and designated Rural on the County’s land use map. To the north of
the subject property is Pine Island Road and then a large shopping center anchored by Publix. This
property is located in the Pine Island Cormndor District in the City of Cape Coral. To the west of the
subject property is Veterans Pkwy. and beyond that is a vacant parce] that is also a part of the Pine
Island Corridor District. To the south is the Sandoval Residential Development in the City of Cape
Coral and 1o the east is a Shell Gas Station in the Pine Island District Corridor and also Royalty
Country Club which 1s i Unincorporated Lee County and is designated Rural.
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This instrument preparcd by:

EXHIBIT A.6

Bumt Store Title Services, Inc.
15500 Burnt Store Rd., Suite 106

gﬁfgg‘_’ﬁgm 33950 . INSTR # 6359326
£ O BK 84367 Pgs 822 - 213; (12pys)

Debbic Bollinger IO
RECURDED B7/15/¢Bua Biel:ae P
Property Appraiscr's CHARLIE GREEM, CLERK OF CUOURT
Parccl Tdentification No: 20-44-23-00-00002.0000 LEE COUKT¢, F_ORIDA
DELD DUC 23,668.98
DEFUTY CLERE © Sherwoce
Warranty Deed by Trustee
Q © (Section 689.071, Florida Statutes)

THIS INDENTURE, made July 1S . 2004, between Ronald A. York, Trustee and James
L. Bevillard, Trustee Under Trust Dated 11/14/1989, pursuant io Florida Statute 689.071 unde:
the provisions of the unrecorded Trust with full power and authority in them jointly, or if one dies, then
in the survivor Lo protect, conserve, and to sell, or to lease, or to encumber or otherwise to manage and
dispose of the real property described hereafter under the authority of 689 071, Florida Statute (1981).
whose post office address 15 4524, SE 16" Place Suite 3, Cape Coral, Florida 33904Grantor®*, and 3150

SW Pine Island Road LLC, a Florida limited liability company, Grantee*, and whose post office
address is e 2 kehessane Lo ke FA i epers Fla 3D5/6

copy Oy co coXron Aotumenrts  abtached
*"Grantor” and "Grantce” arc used for singular or plural, as context requircs.

Witnesseth

That the Grantor, for and in consideration of the sum of TEN and 00/100 DOLLARS ($10.00) and other
good and valuable consideration, to Grantor in hand paid by the Grantcc, the receipt whereof s herehy
acknowledged. has granted, bargained and sold to the Grantee, and Grantee's heirs and assigns forever. the
following described land, situate, lying in Lee County, Flornda, to wit:

See Exhibit " A" attached hereto and expressly made a part hereof.

This deed is cxceuted subject to restriclions, reservations and easements of record and taxes for the current year

TO HAVE AND TO HOLD, this real cstate in fee simple to the grantee and the grantee's hairs,

n
successors, and assigns, forever, with the appurtcnances

AND. the grantor hereby covenants with said grantee that the grantor is lawfully scized of said land
fee simple: that the grantor has good and lawful authonty to scll and convey said land: that the grantor hereby
fully warrants the Gie to said land and will defend the same agamst the lawful claims of alt persons whomsoever.
and that said land is free of all encumbrances, except taxes accruing subsequent to December 31, 2002, and
casements and restrictions of record, if any, but this reference to said restrictions shall not serve to reimpose the

same.

It is expressly understood and agreed by and between the parties hereto, anything hercin to the contrary
notwithstanding, that each and al} of the warranties, indemnities, represcntations, covenants, undertakings and
agreements hercin made on the part of the Trustee while in form purporting to be the warranbces, mdemmitics,
representations, covenants, undertakings and agreemcents of said Trustee are ncvcertheless each and every one of
them. made, and intended not as personal warrantics, indemnities, representations, covenants, undertakings and
agreements by the Trustec or for the purposc or with the intention of binding said Trustee personally but are made
and intended for the purpose of being only that portion of the trust property specifically deseribed herein, and
this instrument is exccuted and delivered by said Trustee not in his own right, but solely in the exercisc of powers
conferred upon him as Trustee and that no personal liability or personal responsibility is assumed by nor shall
atany time be asserted or enforceable against the Trostee or any of the beneficiaries under said Trust Agreement
on account of this mstrument.

FURTHER, GRANTOR herein, being first duly sworn by the undersigned and by execution hereof,
deposes and says: that the named Declaration of Trust set forth above, remains in full force and effect, never
having been tenminated and/or revoked. That said Declaration of Trust provides that the Trustee shall have the

Book4367/Page202 Page 1 of 12
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express power to sell, assign, exchange, convey and otherwise wransfer any part or all of the property held under
the terms of the trust at such times and wpon such terms and conditions as the trustee may determine prudent and
for the best interest of the trust estate and to receive and receipt for the proceeds of the sale. Further, that the
property is not considered homestead property of the grantor or its beneficiaries under the meaning of the laws
of the State of Florida.

IN WITNESS WHEREOF, the said grantor has hereunto set grantor's hand and seal the day and year
first above written:

Signed, sealed and delivered

in our presepee: / i
(1 L l d)
/

Signgture ofFirst Witness RONALD ANYORK, TRYSTEE
Printed Name: Paul Sabutis. )

@ s \

cjmmmo 0. Wik~ Aghudro 7
Signatwe of Second Witness JAJ»%S L. BEVILLARD, TRUSTEE
Printed name: Frances A. Weber-Sabutis

STATE OF FLORIDA
COUNTY OF

1 HEREBY CERTIFY that on this date, before me, an officer duly qualified in the State aforesaid and
in the County aforesaid to take acknowledgments, personally appeared Ronald A. York, Trustee and James L.
Bevillard, Trustee Under Trust Dated 11/14/1989, who executed the foregoing instrument in his/her/their
personal or authorized representative capacity(ies) indicated above, and

%3 who is personaily known to me by ongoing acquaintance of_momhs, or

[ ] who has produced their as identification,

WITNESS my hand and official seal in the County and State last aforesaid this 15th day of

July ,20_04 ) )
ep"'q,(h Karen Gemima Mayass
-‘¥ " My Commission DD171930 TP [ 2770
34,,,,@" Expires Fepiuary 13, 2007 N}tg{y Publi€ Karen Gemma Ha{és
(NOTARY SEAL)

Printed Notary Signature

My commission expires: 02/13/2007
My Commission Number pD171930
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Exhibit “A” ' »

A portion of the E % of the E % of the E ¥ of the NE % of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78) AND a portion of the W % of the W % of the NW % of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for
said Pine Island Road (SR No. 78), said portions being more particularly described as follows:

Commence at a railroad spike marking the NW comer of said Section 20; thence S 0 degrees
11'50” W along the West line of said NW % of Section 20, 33.00 feet to an intersection with the
South right of way line of said Pine Island Road (SR No. 78); thence due East along said right of
- way line, 134.84 feet'to a steel pin with a plastic cap bearing the stamp LB 697 and the Point of
Beginning; thence continue due East along the said right of way line, 370.96 feet to a steel pin
and cap; thence S 00 degrees 03'41" W, 1,299.58B feet to a steel pin and cap; thence N 89
degrees 53'31" W, 508.88 feel to'a 2 ¥ "round concrele monument marking the SW comer of
said West % of the W % of the NW % of‘the NW % of said section 20; thence N 89 degrees

27'38” W, 168471 feet tn a sieel pin and cap; thence N 00 degrees 10°39" E, 861.77 feet to a

steel pin and cap; thence S 89 degrees 49'21" E, 300.00 feet to a steel pin and cap; thence N 00
degrees 10°39” E, 436.24 feet to a steel pin and cap and the Point of Beginning. LESS and
EXCEPT Burnt Store Extension road right of way described in Order of Taking recorded
September 30, 1999 in O.R. Book 3173, Page 1317, Public Records of Lee County, Flonda.

Page 2
#169845- 07/14/2004

T
Qs
(o]

Q]

(&%)
C

=
N



[ela]

L S COMMCATE O AUTNOMIA XK MAGER (F SFRALY £, COOKA ANQ ASSCOAT
N 8 L-EoRTL

1 MO ASTAACT OF JTL OF TRI NRAWCE DORPTMNT WAL ACWORD AL AT OF
O AL

3 03 SUNT 8 SALTT KOG MY PACTL INAT MAY B CRTLGSED AT A RAL ANT
ACORAR TRE SLAACH,

4 MPROVEMINT] DY O AGKCDN] 70 (N ML AARCKL HAXC MOT ACIN LOCA S0
DEAPT AT 2NOR

& TN AC MO HSDLL DNTROACONTS ORER TN MY Brows.

B BT SUILY DOCY AP AT MY ACRCIONARDN AL 30 KNG OF DOVOLOMONT
AESTNCTIOS O L RBLTT PARCEL

7, M3 XACT DATE MOf ATLITT ODMCA, CHAMACIREICS O I JMETD Aacn.
A A MOWD ACORONE ADTAOCES AR FRON Dif MM AIZHESS OF LT COLITY,
L ACARNOL Sy ON N JUNCY WAd M EIA T MANC COROMATE [T 3 1LOVOA

ST O (LOX) NAS TIA0 AASTD OM JCT O LT COLNTY

LY A APl Y LN
OF 2T Fea RO ROMD
" oA oM, MO M TT M Dow mx

L AL DOTAMS AC N FIXT MO QEWALL ORCH UNEIS ODTICR. MOTD.
12 DR SO MC ONOLAND (RON (ELD TEL UMLITL O NOMRIC WO,
A RANCTID MM, CIFIANS 1181 ADER MON OF LIST.

DA OF LAST MDD OW, T04 (ELO $OOR 81, AAODI D40 4 FELD MOOK
N

& MO RAWT 5 AQT Wil ETNOUT T BONATLAC AMD PN DRGMAL AACKD
KA A LowL UDED RAMCION MO AT, OMOTRIC e WA X
7O MO DML PUVORTE O,

16 MO DARPMENTA MAT] (A JACGOCIAL COMAROY WA1 WAL AT PWAT OF
>3

', @CAAD A AAL DO ME JPNOCMATE MO AICTD
POMAATION IHOWH 0N JN MR OWRLAT MaA AROVED) FY W DOXTON #00OCH
a Az, AL Pt LAmmed 4 FON SaTat

17, AXY ADLS DOID (T MK L MTWIADGIL FNNOSTE CH.T) MO RSTY
WL WD O AOCRAN LincH,

M, SINCY AACOL A LOCARD W RLOCD ION A¢ BASED OF /LO00 ISURANGE AT
BAr COMMUIMDY A, | IR TR Wid AOUSTD SO IDASA |4, ol

4 FORBO 07 MR SAST AAS (1K) O TG AAST MY (T ) O 1N EAST HALZ [T
W05 D MORPRAST QLT (€ K} 0F W NOARICASS GUAFRA (MC X) O
TENON 1N, MO bt S/ AN 1 SATL, LTS ANG XCHT A1 O ¥

COMER O 24D HTION X3 POKK 1 6 CWCTT 11 87 W, MOW RE XST
a0 dand MITAVMCET 0 OF AETRON 30, ELOS RX1 TG AR
NTOEXTN WIN_ P S0P aWAY LNC O SAD AP ALARD NOAS (SR

A
u‘,mmmmmnu POOK ST, ML 1317, M
[v:3

CMTAN 118 ACKE WORC O LCTS, AL NG #4 IC COMTY OF 1T, AR O
v

ARG 1L ALK ACCORTL OF LT EOUMTY, MO0

BOUNDARY SURVEY

OF A PARCEL LYING [N THE NW ¥ OF THE NW ¥ OF SECTION £0,

TOWNSEIP 44 SOUTH. RANGE 23 EST, s g -
LEE COUNTY. FLORIDA . @
CH - vonn 4
o - 4
- S figr— .
g EiEmmn
SRS W g
U s o e
H-—=— s
- H
; B e
b . 0
; LH-H-— i
/',homuo —_ AL L Pt & e =
o ~a ~iE.
i R = -
[er—] -
e -5y g
= i
i
5 It
N
! f
S ol B i
g ki e 28 B o vt S B §
i i : i
ez | :
o | £l
O O
: g
~— " *
E :;‘#T{; Yooy
i LN
h LYo b~
R4 }i | 3
3 t ’;;') aora M 1 |
E/— e L nhsanne }Ls
I 8 e
O RENCN 30 (ARA, AL oottt ows” ALY
COM SET, 18} AT PORLTUA XD — Lt
idied WCPAACNTA DM
AL eI o :
REESTE || |y § e b R :
~ § EA~T
SRNT STORE oD ég \ 3 - - ~l EE
g Bg
N L
»‘{ ...[,\y,,(,»g»fwr ;‘:‘ s S
zré,ar N"(LA E;E
Yo i 0T ) w7 B
525 x
3] 1
JPYRIY C. COOMER AMD ADBOCMATER, INC. -
LILTI KD RIS 5
FORT WYORE, PLOMDA, T2 °
BN THOCODOME LM

oo COLOAL ROV, RITE &
- ———ee - D () 17707 qu:mg?—ﬂh DAL

Page 4 of 12

Book4367/Paqge20b



Date:

b

7/15/04

«

Time: 11:30 AM  To: 8 $1392534 R REA FOIU Myers rax rage:

W
FLORIDA DEPARTMENT OF STATE o
Glenda E. Hood =
Secretary of State
July 13, 2004
SARA LEA
e

TALLAHAGSEE, FL

The Aricles of Organization for 3150 S.W. PINE ISLAND ROAD, L.L.C. were filed on
July 13, 2004, and assigned document number L04000051703. Please refer to this
number whenever corresponding with this office.

In accordance with section 608.406(2), F.S., the name of this limited liability company is
filed with the Department of State for public notice only and is granted without regard to
any other name recorded with the Division of Corporations.

The cerification you requested is enclosed.

A limited liability annual report/uniform business report will be due this office between
January 1 and May 1 of the year following the calendar year of the file date. A Federal
Employer ldentification (FEI) number may be required before this reporl can be filed.
Please apply NOW with the Internal Revenue Service by calling 1-800-829-3676 and

requesting lorm SS-4

Hes oIty o580

Please be aware if the limited liability company address changes, it is the responsibility
of the limited liability to notity this office.

Should you have any questions regarding this matter, please contact this office at the
address given below.

Buck Kohr
Document Specialist

Registration/Foreign Qualification
Division of Corporations Letter Number: 604A00044569

Account number: 072100000032 Amount charged: 155.00

Division of Corporations - P.O. BOX 6327 -Tallahassee, Florida 32314

Book4367/Page206 Page 5 of 12




R&A Fort Myers Pax Page: 005-008

Date: 7/15/04 Tiwe: 11:130 A To: B 5392534
0 OO, WMV ) WAy
R @
@
= Dgc
:>0c
A

J2\9)

ZBPparImPnI of Btate

et

HOH -
| certify the attached is a true and correct copy of the Articles of Organization of
g 3150 S.W. PINF ISIAND ROAD, L.L.C., a limited liability company organized
5 under the laws of the state of Florida, filed on July 13, 2004, as shown by the

records of this affice.

The document number of this limited liability company is LO4000051703.

¥/
»
n@

o ;
A S
s
DOC @
[ Y
D
g 0c
Q
DOC S@
D Q
Given under my hand and the
Great Seal of the State of Florida 0
al Tallahassee, the Capiloj, this the o
Thirteenth day of July, 2004
X
Q
:>0c
y
@ (L , d
® %C,u«dpu g - :)OC
Q) Blerida T Hood d
@ . o
SSecrelarg of Stute
o D

(&
\$)
0@

CoOEC
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Date: 7/15/04 Time:

11:30 AM To: @ 9392534 R&A Fort Myers FaXx rage:
so. T D
[s z
. T
Al 3
ARTICLES OF DRGANIZATION FOR FLORIDA 6{0/ P ,{\
LIMITED LIABILITY COMPANY w0
OF O T
.’(/\U’? (Q./
< P
3150 S.W. PINE ISLAND ROAD, L.L.C. 0%%\“ L
2,
ARTICLET
Warot

The name of this Limited Liability Company is 3150 S.W. PINE ISLAND ROAD, L.L.C.

ARTICLE T
Address

The mailing address and street address of the principai office of the Limited Lisbility Cornpany s:
4353 Michipan Link Fort Myers, FL 33916,

ARTICLEN

Duration

The period of durntion of the Limited Liability Company is in perpetuity cxcept as may be terminated
pursaant o the Limited Liability Operating Aprcement,.

ARTICLETV .
Registered Office end Apent *

The initial registered office of this Company shall 4353 Michigan Link Fort Myers, FL 33916,
Telephone: (239} 334-7343, and its initial registered agent at such office shall be Jolinsou W. Cauthen.

ARTICLEV
Management

The Limited Liability Company shall be managed by & Manager in accordance with regulations edopied
by the members for the management of the business and affairs of the Company. These vegulations may contain
additional provisions for the regoletion aod management of the affairs of the Company consistent with law or these
articles of organization. The names and addresses of the members of the Comparny are:

Book4367/Page2038 Page 7 of 12
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REA Fort Myers Fax Page: QU UUY

Gate: 7/15/04 Time: 11:30 AM To: ® 9352534

Atbect O'Donnecll 4291 Williams Road
' Estero, FL 33928
4291 Willtams Road

Pawicia O'Donnell
Estero, FL. 33928

ARTICLE VI
Admissjon of Additional Membars

Additional members will be admitted only with tho unanimous consent of 2l Members upon suchierms as

are unanirmously agrecd to by all Members.
ARTICLE VI
Members Rights to Continve Busigess
The remaining members of the Limlted Liability Compasny shall have the right to continue the business on

the death, retiranent, resignation, expulsion, bankruptey, or dissolution of a member or the occurrence of any other
event which terminates the continued membership of 2 member in the Limited Liability Company.

Dated thig ! — day of July, 2004.

Pewzl o3 DI04
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RE&A Fort Myers Fax Page: OO0R-0O0W

Cate: 7/15/04 Time: 11:30 AM To: & 9392534

CERTIFICATE OF DESIGNATION OF
REGISTERED AGENT/REGISTERED OFFICE

PURSUANT TO THE PROVISIONS OF SECTION 608.415 OR 608.507, FLORIOA STATUTES, THE UNDERSIGNED LIMITED
Liapiry  COMPANY  SUBMITS THE FOLLOWING STATEMENT N DESIGNATING THE REGISTERED

OFFICE/REGISTERED AGENT, IN THE STATE OF FLORIDA:
1. * The nnroe of the Lifmited Lisbility Company is 3150 S.W. Pine Island Road, Li..C.

2. The name and address of the registered agent and office is:

- JOHNSON W. CAUTHEN
4353 Michigan Link
Fori Myers, FL. 33916

Telephone: (239) 334-7343

Having been named as repistered agent and to accept service of process for the above-stated Limited Liability
Company at the place designated in this certificate, [ hereby accopt the appointment as registered agent and agree
to act in this capacity. | further egree to comply with the provisions of afl statutes releting to the proper and
complcte performsnce of my duties, and I am familiar with and aceept the obligations of my position as registered

agent

Dated July L;lr,zoo‘z %ﬁz
/

Page 3 0fd amyLIe
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MEMBER'S AFFIDAVIT

The undersigned, being all of the Members of 3150 S.W. PINE ISLAND ROAD, L.L.C,
a Florida limited liability company (the "Company”), who being by me first duly sworn, state

as follows:
1. That the Company owns the reai property described as follows:
See attached Exhibit "A”
: 2. Tf\al the undersigned, Johnson W. Cauthen, Albert O’Donnell and Patricia
O'Donnell (the "Members”) represent all of the members of the Company.
.3 That Johnson W. Cauthen (the "Manager”) is the Manager of the Company.
3 That the Managei, on beha%f of the Company, is authorized io cbiain a ioan or

loans from COLONIAL BANK, N.A., its successors and/or assigns {the "Bank”) to the Company,
without fimit as to amount, including any amendments, modifications, or renewals thereof, on
such terms and conditions required by Bank, and to encumber any and all property of the
Company, including, but not limited to, the Real Property, as security for said loan or loans, on
such terms and conditions as required by the Bank. The Manager, on behalf of the Company, is
authorized to execute and deliver to the Bank any and all documents requested by the Bank to
evidence or secure said loan or loans, including, but not limited to, promissory notes,
mortgages, security agreements, assignments, financing slatements and any other instruments
requested by Bank, and any amendment, modification or renewal of the same.

4. That the Articles of Organization and Operating Agreement delivered to the Bank
are a true and correct copy of the Articles of Organization and Operating Agreement of the
Company, and said Articles and Operating Agreement/h;@not been amended, modified, or

terminated, and the Company is in full force and effect ar 0 y :

n W. Cauthen

Albert O'Donnell

Patricia O’'Donnell

Page 1
#169834 — 07/14/2004

Book4367/Page211 Page 10 of 12



STATE OF FLORIDA
COUNTY OF LEE

The foregoing instrument was acknowledged before me this )5 day of July,
2004, by JOHNSON W. CAUTHEN, who gl is personally known to me or who ] has produced

as identification. %
VAN 1/4 Z

DEBBIE BOLLINGER

Pt arasg
A WB%& DEBORAW LEA BOLLINGER
54 MY COMSSION #cc hifined Name
3)' o RES: NOV 29, 2

ornd"  FL NOTARY SERVICE 8 BONDRIAASign No.

NOTARY RUBBER

Expiration Date

STATE OF FLO
COUNTY OF LEE

instrument'was acknowledged before me this 1S day of July,
1 who [1 i personally known to me or who {1 has produced

Wil

The foregoing
LRERT O'RONNE

Y ata T N
COOa f
ZUUS, vY AL

H
i

i

DO ol

as identification.

NOTARY RUBBER STAMP SEAL - rm
OR FMBOSSED SEAL B oonaH LEARSILBMGEEEME )
i MY COMMISSION #CC 98478 :

EXPIRES: NAYEhR8dio

g
& g n O.
‘%9? & ¢ NOTARY SERVICE & BONDING, n'it f{

AN

Expiration Date

STATE OF FLORIDA
COUNTY OF LEE

The foregoing instrument was acknowledged before me this /5 day of July,
2004, by PATRICIA O'DONNELL, who ] is personally known to me or who (I has produced __

as idemm% / ﬁ .

Nl o 74%& éc«Admk/

Notary
NOTARY RUBBER STAMP SEAL FFEBBlE BOLLENGER
OR EMBOSSED SEAL Printed Name
Commission No. Expiration Date

T N AT A A A

g}"" ", DEBORAHM 1L.EA BOLLINGER

MY GOMMISSION #CC 98470
3}5@3’ Py EYPIRES: 2OV 29, 2004

FL NOTARY SERVIGE & BONDING, ING.

Page 2
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Exhibit “A”

A portion of the E 2 of the E %2 of the E ¥ of the NE ¥ of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78) AND a portion of the W % of the W % of the NW % of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way
for said Pine Island Road (SR No. 78), said portions being more particularly described as
follows: Commence at a railroad spike marking the NW commier of said Section 20; thence S O
degrees 11'50” W along the West line of said NW % of Section 20, 33.00 feet to an intersection
with the South right of way line of said Pine Island Road (SR No. 78); thence due East along
said right of way line, 134.84 feet to a steel pin with a plastic cap bearing the stamp LB 697 and
the Point of Beginning; thence continue due East along the said right of way line, 370.96 feet to
a steel pin and cap; thence S 00 degrees 03'41” W, 1,299.58 feet to a steel pin and cap; thence
N 89 degrees 53'31" W, 508.88 feet fo a 2 4 *round concrete monument marking the SW comer
of said West % of the W ¥ of the NW % of the NW % of said section 20; thence N 89 degrees
27'38” W, 164.71 feet to a steel pin and cap; thence N 00 degrees 10'39" E, 861.77 feet to a
steel pin-and cap; thence S 89 degrees 49’21 E, 300.00 feet to a steel pin and cap; thence N

00 degrees 10°39" E, 436.24 fest to a steel pin and cap and the Point of Beninning, LESS and

EXCEPT Bumt Store Extension road right of way described in Order of Taking recorded
September 30, 1999 in O.R. Book 3173, Page 1317. Public Records of Lee County, Florida.

Page 3
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EXHIBIT B.1

TRANSPORTATION
CONSULTANTS, INC.

TRAFFIC CIRCULATION ANALYSIS

PREPARED FOR A

COMPREHENSIVE PLAN AMENDMENT

FOR

CAUTHEN SITE
3150 SW PINE ISLAND ROAD

PROJECT NO. 0609.27

PREPARED BY:
TR Transportation Consultants, Inc.
13881 Plantation Road, Suite 11
Fort Myers, Florida 33912-4339
239-278-3090

September 28, 2006
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TRANSPORTATION
CONSULTANTS, INC.

L INTRODUCTION

TR Transportation Consultants, Inc. has conducted 2 traffic circulation analysis pursuant
to the requirements outlined in the application document for Comprehensive Plan
Amendment requests. The analysis will examine the impact of the requested land use
change from Rural to Intensive Development. The approximately 12.95 acre property 15
located at the somheaSt corner of Pine Island Road and Veterans Park‘way‘in Lee County,

Florida, The existing Jand use designation on the property is Rural.

The following report will examine the impacts of changing the future land use category

from the existing land use to Intensive Development.
1L EXISTING CONDITIONS

The subject site is currently vacant. The site 18 bordered to the north by Pine Island Road
(S.R. 78), to the east by commercial and vacant land, to the south by the Royal Tee
residential community (now referred to as Cape Royal) and to the west by Velerans

Parkway.

Pine ¥sland Road (S.R. 78) is a two-lanc arterial yoadway thal extends from Pme Island
lo east of 1-75. Pine Island Road has a posted speed limit of 55 mph adjacent to the
subject site and is under the jurisdiction of the Florida Department of Transportation
(FDOT).  Pine Island Road has been designated by FDOT as a Federal Intrastate
Highway System (FIHS) route. Due to this designation, the adopted Level of Service for
this roadway is higher pursuant to Florida Administrative Code. This is also adopted in
the Lee County Comprehensive Plan (Lee Plan). Currently, the adopted Level of Seyvice

on Pine Island Road east of Burnt Store Road to U.S. 4] 1s LOS “C™.

Other roads in the area of influence, including Pine Island Road west of Burnt Store
Road, have an adopted Level of Service Standard of LOS “I2” pursuant to the Lee County

Comprehensive Plan. Chiquita Boulevard, which is under the jurisdiction of the City of

Page |




K TRANSPORTATION
CONSULTANTS, INC.

Cape Coral, has an adopted Level of Service of LOS “D”. The Level of Service
thresholds utilized in this analysis are outlined in the Appendix of this report in Table

1A.
111.  PROPOSED PLAN AMENDMENT

The proposed Comprehensive Plan Amendment would change the future land use
desipnation on the subject site from Rural o Intensive Development.  Based on the
permitted uses within the Lee Plan for these land use designations, the change would
result in the subject site being permitted to be developed with both residential and

commercial uses.

With the proposed land use change, the map amendment would include a text to limit the
development to the following uses: 181 single family residential units, 80,000 square
feet of office uses. 80.000 square feet of retail uses. 20.000 square feet of medical office
uses and 20,000 square feet of restaurant uses. Table 1 highlights the mtensity of uses

that are proposed with the proposed Jand usc designation.

Table 1 '
3150 SW Pine Island Road

e L.and Uses
L - Land.Use Category . .- Intensity
Single Family Homes 181 Units
Retal 80,000 square feet
Office ) 80,000 square feet
Medical Office 20,000 square feet
Restaurants 20,000 square feel

IV. 1IMPACTS OF PROPOSED PLAN AMENDMENT

The transportation related impacts of the proposed comprehensive plan amendment were
evaluated pursuant to the criteria in the application document.  This included an

evaluation of the long range impact (20-year horizon) and short range (5-year horizon)

Page 2



TRANSPORTATION
CONSULTANTS, INC.

impact the proposed amendment would have on the existing and future roadway

infrastructure.

Long Range Impacts (20-year horizon)

The Lee County Metropolitan Planning Orgamization’s (MPO) recently updated 2030
long range transportaion travel model was reviewed to determine the impacts the
amendment would have on the surrounding area.  The subject site les within Traffic

Annlueic Zone (TAZY 1032 Far thic analu
Airstie Y o0 13 [ Loy SIS L 5 5 28]

xxxxxxxxx

a new TAZ wayg created (TAZ 1757) to
analyze the impacts the proposed change would have on the 2030 Financially Feasible
plan as adopted by the Lee County Metropolitan Planning Orpanization.  Table 3
identifies the land uses that were computed and nthized for TAZ 1757 and for the Long
Range Transportation Analysis. The employment per 1,000 square feet for retail and
restaurant uses as well as service uses (office/medical office) was taken from the factors
provided in the “Typical Employment Conversion Factors™ fable, utilized by the MPO

and Lee County. Theresidential population was based on the residents per dwelling unit

ratio that 1s contamned in TAZ 1032,

Table 3
TAZ 1757
~ Land Usecs for Analysis
:oLand:Use Catepory o o[l
Single Family Homes 396 Population
Retail/Restaurant 250 Employees
Service (Office/Medical Office) 384 Employees

The modifications made to the TAZ data, including ZDATAL and ZDATA2 files, are

attached 1o the Appendix for reference.

With this amendment, it was assumed that there would be site access provided to both
Pine Island Road and Veterans Parkway. The subject site has approximately 1,250 feet

of frontage along Veterans Parkway.

Page 3
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The 2030 Long Range Transporfation model (FSUTMS) was run with the data shown in
Table 3 to indicate what additional improvements above and beyond those identified n
the 2030 Financially Feasible Highway Plan would be required to support the map
amendment.  The financially feasible highway plan, as approved by the MPO, was
included in the FSUTMS runs. Based on the MPO plan, the financially fcasible road
network in tlﬂis arca mcludes widening of several roads. State Route 78 is recommended
to be widened between Burnt Store Road and Chiquita Boulevard. This projeciis in fact

FRYSs Iy

-~ 1 S L N N T I
1 upirng 1ol COHISU UL UILHT HC

in the final stages of design. No
FDOT at this time. Bumt Store Road north of Pine Island Road is also shown to be
widened to four lanes in the 2030 Financially Feasible Plan. Lec County has commenced
desipn of this improvement and it is scheduled for construction within the next sIX to ten
years. Other improvements in the area include the widening of Veterans Parkway from
Chiquita Boulevard east as a limited access expressway with grade separations al all of

the major cross sirects.  Based on this analysis, no roadway segments are shown (o

operate below the adopted Level of Service standard in the year 2030.

Table 1B inchuded in the Appendix of this report identifies the projected 2030 peak hour.
peak dircction volumes anticipated based on no changes Vlo the 2030 Financially Feasible
travel model as currently adopted by the MPO. The table identifies the projected peak
hour, peak direction volume and the Level of Service on that Iink that is projected 1n
2030 with the improvements that are identified on the Financially Feasible Highway

Plan.

Table 1C includes the peak hour, peak direction volumes with the model output based on
the inclusion of TAZ 1757 as previously discussed. The Florida Standard Urban
Transportation Model Structure (FSUTMS) was ran with the modified TAZ data as
shown in Table 3. As can be seen from the results, there are no changes to the Level of
Service on any of the area roadways as a result of the proposed change to the land use as

identified in this analysis.
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TRANSPORTATION
CONSULTANTS, INC.

Short Range Impacts (S5-year horizon)

The Lee County Capital Improvement Program for Fiscal Year 2006/2007 to 2010/2011
was reviewed, as well as the FDOT Work Propram for Fiscal Year 2005/2006 to
2009/2010 to determine the short term impacts the proposed land use change would have

on-the surrounding roadways.

Fhere ar DOT Worle program or the Lee County

¢
¢
IS
ot

work program that provide additonal capacity in the next five years in the arca of the
subject site. FDOT is currently in the process of finahizing design plans for the widening
of SR. 78 from Burnt Store Road to Chiquita Boulevard. There has been no construction

funding established at this time for this improvement.

Recommendations to the Long Range Transportation Plan

Based on the analysis with the 2030 Financially Feasible Highway Plan, the roadway
sepments i the study arca will operate within acceptable conditions 1 2030 with the
additional units requested with this plan amendment. The only exception is the segment
of Pine Island Road west of Burnt Store Road. This segment of Pine Island Road has
been deemed constrained due to the Matlacha Pass Bridpe and Lee Plan Policies in effect.
The impact this amendment has on that segment 1s nepligible, based on the analysis. As
can be seen in Table 1B and 1C, the projecied 2030 peak hour, peak direction volume on

this link is only projected to increase by less than 1% as a result of the change n land use.
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V. CONCLUSION

The proposed comprehensive plan amendment is to modify the future land use from
Rural to Intensive Development on approximately 12.95 acres located at the southeast
corner of Pine Island Road and Veterans Parkway will not cause any changes to be made
16 the Long Range Transportation Plan.  An analysis of the 2030 Recommended Long
Range Transportation Plan indicate that the roadway segments will operate within the
acceptable Level ol Service standards in 2030 without modification 1o the Long Range

& SIS S | ¥ T
TANSPOL taitiO 1" 1aly.

WK ADOIN2 Threport doc
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TABLES 1A, 2A & 3A



TABLE 1A
PEAK DIRECTION LEVEL OF SERVICE THRESHOLDS

ROADWAY LOS A LOS B LOS C .08 D LOS E
- ROADWAY SEGMENT CLASS VOLUME VOLUME  VOLUME  VOLUME VOLUME

Pine Island Road W. of Veterans/Bumt Store 2LN 100 360 710 1000 1270
E. of Veterans/Burnt Store 4LN 450 1630 1900 1950 1950

E. of Centroid Connection 41N 450 1630 1900 1950 1850

E. of Surfside Blvd. 41N 450 1630 1900 1950 1950

E. of Chiguita Blvd. 4N 450 1630 1900 1950 1950

W, of Santa Barbara 40N 450 1630 1800 1950 1350

Veterans Pkwy S. of Pine lsland Rd. 4LN 270 1620 1970 2030 2030
W. of Surfside Blvd. 4N 270 1620 1870 2030 2030

E. of Surfside Bivd. 4N 270 1620 1870 2030 2030

E. of Chiguita Bivd. BLN 1580 2580 3720 4820 5480

W. of Santa Barbara LN 1530 2580 3720 4820 5480

Burnt Store Road N. of Pine Island Rd. 4LN 450 1630 1900 1950 1950
Chiquita Blvd, S. of Pine Island Rd. BLN 0 0 1740 2450 2580

N. of Veterans Pkwy., BLN 0 0 1740 2450 2580

LEVEL OF SERVICE THRESHOLDS TAKEN FROM LEE COUNTY GENERALIZED LOS TABLES

FOR PINE ISLAND ROAD, VETERANS PARKWAY AND BURNT STORE ROAD

FOR CHIQUITA BOULEVARD (CITY OF CAPE CORAL ROAD), FDOT GENERLIAZED L.OS TABLE 4-7 FROM Q/LOS MANUAL USED
FOR VETERANS PARKWAY EAST OF CHIQUITA BLVD., UNINTERRUPTED FLOW HIGHWAY UTILIZED



Table 18
2030 Traffic Conditions
2030 Financially Feasible Road Network

# Of Raw FSUTM3 PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.
ROADWAY SEGMENT Lanes LOS Std. PSWDT # Faclor AADT Factor Factor Pk Direction Stnd. 0S
Pire lsland Road W. of Veterans/Burnt Store 2LN E 39,838 3 1.22 32.736 0.097 0.55 1,746 1,270 F
E. of Veterans/Burnt Store 4LN C 19,608 3 122 16.072 0.097 0.55 857 1,900 B
E. of Centroid Connection 4N C 18,129 3 1.22 14 860 0.097 0.55 793 1,900 B
E. of Surfside Bivd. 4LN C 21,212 3 1.22 17,387 0087 0.55 928 1,800 B
E. of Chiguita Bivd. 41N C 24,504 3 1.22 20.085 0.0987 0.55 1,072 1,800 B
W. of Santa Barbara 4LN C 30,151 3 1.22 24,714 0.097 0.55 1,318 1,900 B
Veterans Pkwy S. of Pine Island Rd. 4LN E 25,550 50 103 24,808 0.091 0.63 1,422 2030 B
W. of Surfside Bivd. 4LN = 23,381 50 1.03 22,700 0.081 0.63 1,301 2030 B
E. of Surfside Blvd. 4LN £ 35,791 50 103 34,743 0 091 063 1,892 2030 D
E. of Chiquita 8Ivd. BLN E 58,192 50 1.03 56,497 0.091 0.63 3,239 5480 C
W. of Santa Barbara BLN E 84,772 50 1.03 62,885 0.081 083 3,605 5480 C
Burnt Store Road  N. of Pine Island Rd. 4N E 24,283 12 1.08 22.484 0.091 0.64 1.309 1950 B
Criguita Bivd. S. of Pine Island Rd. BLN D 31,077 50 1.03 30,172 0.091 0.83 1,730 2450 C
N. of Veterans Pkwy, BLN D 29,486 50 1.03 28,637 0.081 0.63 1,642 2450 C



Table 1C ,
2030 Traffic Conditions with Proposed Density at River Hall
2030 Financially Feasible Road Network

# Of Raw FSUTMS PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.
ROADWAY SEGMENT Lanes LOS Std. PSWDT # Factor AADT Faclor Factor Pk Direction  Volume 08
Pine Island Road W, of Velerans/Burnt Store 2LN E 39,895 11 1.22 32.783 0087 0 55 1,749 1,270 F
E. of Velerans/Burnt Store 4[N C 21,805 11 1,22 17.873 0.097 0 55 954 1,900 B
E. of Centroid Connection 4N C 21,983 i 1.22 18.019 0.097 0.55 961 1,800 B
E. of Surfside Blivd. 4LN cC 20,932 5 1.22 17,157 0.097 0.55 915 1,800 B
E. of Chiquita Blvd. 4LN C 26,171 5 1.22 21,452 0.097 0.55 1,144 1,900 B
W. of Santa Barbara 4LN C 30,536 5 1.22 25030 0087 - 0.55 1,335 1,800 B
Vaterans Pkwy S, of Pine Island Rd. 4LN E 24,751 "5 1.03 24,030 0.081 0.63 1,378 2030 B
W. of Surfside Blvd. 4LN E 24,062 5 1.03 23,361 0.091 0.63 1,339 2030 B
" E. of Surfside Blvd. 4LN E 36,234 5 1.03 35,179 0.091 0.63 2,017 2030 D
E. of Chiguila Blvd. BLN E 58,200 5 1.03 56,505  0.0¢1 0.63 3,239 5480 C
W, of Santa Barbara BLN E 64,563 5 1.03 62,683 0.091 0.83 3,594 5480 C
Burnt Store Road N, of Pine Island Rd. 4LN E 25377 5 1.08 23,497 0.081 0.64 1,368 1950 B
Chiquita 8lvd, S, of Pine Island Rd. BLN D 28,188 5 1.03 27,367 0.081 0.63 1,569 2450 cC
N. of Veterans Pkwy. BLN D 28,965 5 1.03 28,121 0.091 0.63 1,612 2450
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EXISTING TAZ 1032

365 10 9 779 0 30 70 6 20 20 20 22 78 0 0 99

13 17 64 94 0 0 0

NEW TAZ 1757

181 10 9 386 0 30 70 0 0 0 0 0 0 0 0 99

0 250 384 634 0 0 0
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HIGHWAY PLAN
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FINANCIAL FEASIBIUTY STATYS

3
FDOT
2190%|Alico Rd U.S. 41 [Oucty Rd 0,48 _[Locttws yeart of SI8 pavof? - 52,462 699 32,442,699 [Rads/Biad S|
M3t of eaplial cott of expanalng the bicounty sysicm lo monltor q
Arterial roads & cxpressways Lee & Coftier Counties. travel spard in rat lime by using vehides omuipped wih toll $3,450,000 . o, ol
transporders i orobes
- Calowaha(f_hue bridges Cope Coral, Mig Polnt, U.S. 4%, & Egison Bridges & thelr approaenes Stage 1t imple mentation $5,800,000 55,800,000 |7
Cm\mmvlnd traffic signal system Countysage UodndswA‘TMSH“ ¥ 327,800,000 527,600,000
N N . P PR Motion & otijett $ansors, video & audio survalliance To montar
Drawbridges o sg‘\::;::)::;d&:n:cna P“’,.(i':;:éfgcab arios ,J;‘R""‘ a §§'wa‘ :ys\qn, Gt &‘E”g’ fot potenilal hreats from tertarist 2%cks, ST of God, of ofher $500,000 .
= Sl S indidonis
[T Tt ermodal Irekomt lerminal Slale Farmers Markel, S.R. 78, o Alko Rd RaM{O”k}ictmlna}mw TOFCICOFE (ermunal and team vack $05.313 [
S opofoach reads Cotllcr County fins Chadolle Counly line O TTs £0¢] SIS ,290.000
detour rutes Colfler County fine Charlona County line. /e B T 1R TR SIS, dynamic and/or siahe Uoliblazes gians - 540,000 2 i
- Coliier County Jine . _|Bontz Beach Ra LR, (01 o +¥K 1,05 |SIS $13,322,400
& Bonita Beach Rg [ALELChET XGANTAVORTAT]  0.50 |SIS 368,029,000
3 & Coconul Rd ﬂ". Ii‘ BTN oW €lERaN G BIECE IR [Allocation s from $10.060.009 federal earmatk Seo NOTE £1
Bontta Beach Rg A'zo Rd LU, ACOR N 11,65 (17 Tanes! SIS ancor 10l 4 13rtes may be tol exprets lunes $271.722.800
& Corkscrew Rq 7l'~'7“' St Ind rehang Bimo eI IIRS]  0.50 [SIS! canciniion only $23461,000
Sonia Beach Re Oonick Plwy = émb:mcicvfn 2::6)\47% $2,630,000
Allce Rd $.A. 82 {Or Martin Luther King Jr Bhvg) 9. 30 lanes; SIS ana/or tol: 4 lansa moy be Toll oxpress fanes 204,015,200
W75 colhecior=distibutor roade | Allce Rd Nerth of akport interchange 316 1$18 Connedtor, comstruction only $101,000,000
collector-distributor roads Afcs Rd Alico Exowy 'ztssadib" &e-:mmmwym 034 Second siane, if { when Alico Evpwy n bulll; SIS connecior $2,157,137
& Colonka} Blvd “)’/W/’Tl/ [nterébbeigbmoditenlion (et 0,50 ISIS: comztrugtion only £42,324,000 Xy
. @ 5.R. 82 (Of Madin Luther King Jr Bivd) 0,50 |s! $57,396,000
@ Lucked Rd. .50 1St $3,770.C00 Marnmxt’:
TSR 82 (O Mantin Luther King Jr B} |S.R. 80 {Pakm Beach Bivd) &7 1S 319,885,000 i A
S.R. B0 (P 3tm Beoeh BN} [5.R. 78 (Bayshore R4) 165 [S(S; consinrdlon only. $B0,342,000 s:rula ]
.50 {81 316,531,000
@ SR, 78 @ershore Ra) 50 SIS L 335,000
S.R. 78 (Baythere Rd) Charote Covnty line ;'77 21 i "lgg:‘ggg
@ Ocl prado Bivd Ex] ST 000,000
Kcnncvwcvr\ncdol Fowdct 51 Evord Ave 0.22 R 511,960 $3,511,850
LeeTrun route 140 é;fgggg B 10 8 2072 34,826,339 54,826,339
One third ol thy capral cogt fo duseminale ronl Iimn traveller &
tratfic Infarmation (or various modee from the $11 system, probe
Reglenaltravelet mformolion aystem Lee, Collier & Chartarte Counlics venlgle moriioring, ong the SUNGUIds trathe managemant $ 1,000,000 $1,000,000
$ystem (o incident regponders. ofhot lraveler informalion
cevices, and the pubhc
) CSY only, Includes Inlerchan wiih Alco Ropd & roleoa
1]s.R. 739 (e Pow) us. e ]m Mie Cypres Pl .78 ovcrgaxz, Drogoed om 0T+ dran temigt wwkp«::ram $48.000,000 48,090,000 %
LR 739 (Melm Plowy) & Six Mile Cypeess Plowy . 0.50 _linclides 51 700,000 tor coen o3¢ talling of 40 ovelpase
. 735 {Motro Pkwy} Six Mie Cyprem Plwy Oanick Plwy 1,25 1CST.only Dempeed from FOOT's dran lenidtive work program 10,335,637 0,336,637
Mero Prwy) |Donteh Plewy 1800 Noth of Winider Ave 4.5 45,952 463 5,952,453
Mciro-Fowder connector) Mrtro Py 1800 North of Winkler Ave Fowler S18 Evans Ave 105 lincludes overnnse over roilrond 10,058 66, 8,058,663
Fowler St eiro-Fowdor Connestar S$.R. 82 [Dr Munin Luther King Jr Biwd} 1.39 22,357.03 §22.957,038
oo lsfand Rd) Burnl Siore Rd [Wesl et Chiguita Bivd 205 |Romzinder of it of wav & conattuciion 23,156,64 $23,156 645 |[FauF I
(Pine lsland Rd) Sikytine Bivd 300 West of Sanis Barpars Bivd 1.40 56,750,13: . c’aFlIn nr"{_ ]
[Pire Istand Rd) 300 West of Sanlz Bardon B Cukural Park Bivd 2.40 $5,062 59 - 2
Pine istard Rd) Cuflural Pork Bivd Oc¢l Prode By AEASAD) 135 $6,547,62 .
Pine bland Rd) @ Dei Prode Bivd uo‘e &] Ut A[ibTe LR ard emz&wm Includey $1,7010,000 kof oven road tolling on 4L overpass
Pire Islered Rd) Ol Prage Bhvd ~ondefy Rd NS nwmw* o R _0.93 31,503,528 - .
Pakn Beych B} S.R, 31 (Arcodh Rd) Suckinghym Ry A m Al 249 SiS 318,056,122
Or Martin LulNer King J Bivd) Michigan Link Pare 82 Dr H T LR R 1,11 [Emerpino SIS connettor $347.302°[3
Dr Martin Luiher King i Blvd) Park 82 Dr Teler R H 0.60 [included In 175 interchanoe modification project -
Or Mariin Lulher King & Biva) Teler R Wallsee Ave 2! 759 |Emeroing 515 $75,628,100
immeksloe Rd Wailoce Ave He nddry Courny Ine 13,91 JEmcraing 518 $67,175,286
San Cutlos Blvg} Summerlin Rd Gladioiue Of 1,50 $7.590,880 -
857 (McGreaor Bhvd] A & W Bulb Rd Cyprese Lake OF 0.67 39,912,583 | -
4A82Y S R. 887 (McGregor Bivd) 500’ South of Davis Or 750 Nonh of Cotonlal Bivd Add 1 NB Lane $300,000 | $900,000
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ROAD SEOMENT: Mume of mow rd o ind Lo bo hroroved
FROM 31211 of vogrrent 10 b ded o otoved
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£ 1 CEXISTING rossnay hetork phon COMAIITTED eadwer profecs be be bt by FY 0405
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FINANCIAL FEASRILITY STATUS

LEE COUNTY
Tens Avo N Ann Ave @ Sth St W 1.75__[Connad Beross conals $21,769.74
Cumran {eminus Alabyme Rd 0,10 $1,878 04
Cernolary Rd al Stratton Rd Sunshine Bivd 211 JConnedt 3¢rote canals 318,385 0%
Ann Avo st 19th SIW Richmond Ave 2. §30.767 430
@& Thompson Ava and Daylon Avo 620 |Roshon Joiplags $2.058,818
40th SESW Ext Sunnse Bvd Exl 1,05 $12.174.21%
Summmorkn Rd SR, 82 (mmokalee RA) 18,35 Pc(on@al San_o(Cauwwoly $urp(ut‘(n|i projotd! Includas 4 (ol 35 v
colloclion apnides & 2 nquipment buildings
Heminavay Do Molro Piowy 25 - 7.983,693] 57,983,603 [EBNFIb4
Fort Myers oty imits Galeway Bivd 32 - $19,884.209 819 884:209 Folslbl
Glndiolus Dr A L WBulb Rd .58 510,862,780, 1
FGCU Bvd 3 milo Soulh of Aico Rd 396 [Notneodod by 2090 I CR 951 Extg Included §15,408,878,
SW.23rd St Mitwaukoe BN 1,09 001;:4::/75.20'0 (53%3 only, Dovolopor has agreod to absosb the SS,Né,BI?s
Venderhilt Dt Oid U.S, 41 Rd (C,R, BBT) 2,38 825,783,783 $35.783 783 [Eeaz/b]
QK .S, 41 Rd (C.R, 887) imperial St 1,03 $11,087,000: '$11,097,000 [Fe3=Tb/:
Sumrmarlin Rd U.S. 41 {Clovoland Ave) 0.50 35,881,215 . T
S.R. 82 (MLK Bid] @ Honson SI Ext E00° North of curront $.R, 82 inforiecion 0.56 58,536,558 . 58,536,558 [Fe3bT4
Orange River Bivd $.R, 80 (Pelrn Boach Bhd) 2.55 $28760,000 - Q!
Gunnery Rd Qrange River Bhvd 295 529,595,347, , -
2% Burnt Store Rd / Yolerans, Expwy _& SR. 73 (Pine [aland Rd) 0.50 |Surolus foll rovanyo profect, county sharo
eumr Store Rd S.R. 78 (Pino Island Re) Van Buren Piwy 3.0 _|Surplus loll rgvanue projoct, county sharo ST
|S28% Kismt Py Charloto Caunty Eno 6.00 [Surplus tol rovanue project, county share onuAge
N Surplus toll ravenvo project. county shere Fvaslb'I’u'ZY}Z."
@Toll Plaza Conver pyiling lofl (adkties.lo apen road lallin
Coflior County no —[Bonha Boach R T.00__|Urs(od accoss eprossway
Bonilo Beach Rd Alico Expry . 431 Uimited accoss oxpraceway, includos 3 toll collection ganinos & 2
aquipmant bulldings
@ Atco Expwey Coxt pslimig hesumes a trumpal inlarchange
8uyckingham Rd [Contonnis Bivd 0.3§ 5072.308] . - $5:072.00¢
Codanreo Ave |Gunnary Read 0,42 S$T7,1843482 7,184,482
Cunhory Rd. [Suns=i R 0.18 3,744,438 3, 144:438
On Borita Boach Rd. Esters Bivd, S.R. B65- Ping Island Rd, $4,820,000. 54,820,001 7
ol Limhthouso Rd 178 0.50 511,800,000 . SnUnY NI
L75 1C.R. 351Ext 1.87 525,200,000 ~  |GonUhRontRea
8 CR., 951 Ext Nolneadodi{ C.R, 851 Ext I3 not (ncludod CootnGentkbH
Midpoint Bridge East of Summarkn Rd . 17
Eosl of Summerin Rd U.8. 41 (Claveland Ave) 3
U.S. 41 (Cleveland Ave) East of U.S. 41 (Cloveland Ave) T 3
Midooini Bridge Essl of U.S, 41 (Cloveland Ave) Includes 3 1of coliocilon gantrios & 1 sguiomont building anungnats
East of U.S. 41 (Cleveland Ave) Easl of Fowier St - Goningar;
East of Fowder St S.R. 739 Metro Flewy) 0.81 DURG oL
Toll funding, bul cont upon supp Wl drecrationary 2
G SR, 79 fdatro Plwy) tunding: cosl indudnx open road loling o
S.R. 739 (Metro Pwy) Ensl of 5.R. 739 (Mrelro Plowy] ¥ CSS g ok
Easlof U,5, 41 (Cleveland Ave) Eas1 of S.R. 739 (Metro Plowy) Inchudes 2 loif colechon gantiet & 1 oquipment bulldh CovUn it
East of B.R. 739 {Metro Pkwy} Woest of Winklor Ave 156 . dhUNGentiEe
[Warl of Winklor Ave 175 Wes! side amps 1.38 o6 0BG AT
TS 78 Wasl S50 Rmps Easl of Forum BN 0.65 Gon alG entiait)
[RZET Colanial Bvd (S Eost of 5.8 739 (Mobo Piwy) Easl of Forum Bivd Intludec 3 lofl soloclion gqunides & 1 equipmont build nURTRAERS
BSE4E[Colonisl 8ivd (SR 884) €asl of Forum Bivd Wost of §.R. 82 (MUK Bivddmmolialee Rd 147 £ e n V!
{2 $545{ Colorial Bivd {S.R. B84) Wast of S.R. B2 (MLK Bivddmmokslee Rd) |East of S.R, 82 (MLK Bivdmmokaice Rd 040 |Powerfing must be raised i > g8,
| R Colorie! Bivd (S R. 884) East of Forym Bivd Essi of S.R, 32 (MUK Bivddmmoksloe Rd lIncludse 2 lofl coboctlon ganldes & 1 oquipment buildi Ungen!
[E488|Coraeraw Rd Throe Oaks Piwy Ben Hill Gnthn Piowy .53 |Not needod onca Esters Packway Exi Is complated $5,184 267 - [Contingen
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WOAD SECPUANT!  Harme of mawt Foad 4t wed bo b kv awand
FROM Blart of sepmeni lo be paded o brormind
TO. End of vegrwet e bt wededt o Frorovvd

E ¢ & QUCTING rowdy merreodt s CORWITITED rwadveey presmiss to b bnt by 7 G475
IROVIMINT: Do wordenkon of (B fadirming pevponed brgmpmormmnt

PR

57,725,0004n01. metjustcd for infiation

$154,500,000

[y Crysisi Dr U8, 4% (South Tamirmi Tr) Pianistion Rd $15 948.726
#5057 Crystal Or Bxt |Piantetion Rd Six Mdo CYpress Plowy $11.911.635/
L Inchudes 11 ovonpassos, countng 1-75 & the SGRR, 5 1ol
Danlels Plowy Wast of Meiro Piowy Eas! of Chamborlin Plewy |eolloction pantos & 7 covlgment beldings
2S5 Danivks Plwy East of Chamberlin Plwy Gyteway Bivd ST LY, SR 1 §11,530.000 $11:530;000 PEay A /a0
E Dol Prodo Ahva @ Cope Cornl Ploery ATRITE B fily o 10! 0,28 {Forfofi lum [rom southbound Del Prado BVG loward brdge g an
Dol Frado Bivd Capo Corol Plowy SR.78 (Pine Jsland R SIS Unspatifiod nneded improvoments $319.068 3318066 [ERRSIO /TR
| Del Prado Bivd U.S. 41 {North Temiary TrD) Mellow Dr Nol nasded i exlension to 175 is nol included | $40,89.938 B Zantini Y
# Inforchongo with 175 nol included; inchides 2 folt colloclion
Dot Prado Bivd Molow Dr Nofte Grade Rd ganirlos & 1 equisment bulkding an|
RS Durden Plowy Ext Gardan Bivd U.s, 41 $6,108.375 38,109,375 TRSIINISINNG
EBTE|Forum Bivd-Country Lakes Dr connacior S.R. B2 (MLK Bivd) {uckol Rd $29,903,836 . EOh(NGen RS
4973 Gateway Bvd Atborwood Plwy Ext 5.R. 82 (Immakalee RQ -'§3,444.490. 53,414,190/ Ee¥ bt 4
GOEiGrant Bivd Ext |Hamestead Rd Caywood Ave 52576464 52,876,464 |Eqaz/bIa
FT4R|Gunnory Ry Loo Bivd Cenlsnnial Bivg $12.293,852. 1 2,290:652 [Ea 4 7] LA
[BTAL| Gunheory Rd Contonnial Blvd Buckingham Ad $5:613,825 o GROB Y o YRR
Huancock Bridge P Ext .S, 41 (Nonib Cloveland Ave) [Business U,S, 41 (North Tymiamy Tr) 554,007 568 . . LeertRgent
B Homosiead Rd uniise Bivd Alabarm Rd $13.900.00¢ 513,900,000 [EpesTh/sh
B U Impenial Plowy onity Borch Rd Colker County fino $3.241,05 $3,241,056 Fhews1b]
Jool Bivd ast 171h St 5.R. 80 (Psim Banch Blvd) 28, 00! - . g
*9¥e Ko Rd Exi - 9ih St connection Hines Avo Hendry County kno Acrony canal $4.161,97 $4.161,97 3 | Ean]bTaled By
T .
g Uso Couny rouds Loo County TMC, U.S. 41, S.R. 78, §.R. 52 & S.R, 867 Efp ﬁ Sy one) ;:’Z.’;’tﬁ;?i‘::i,Z","f:l,"ﬁll",?,Z?n’a:ii"&"‘dill‘fl $530,000 $530,000 brg"“:‘
S2624 Uttleton Rg NE 2¢1h Ave @ Kismel Plwy. TU.5. 41 {Nonh Cloveland Ave) I P Y B o 1.9 Raaiign with Kismol Plwy 515,684 791 $£15,684,7901 FEFEOHERATH,
= ttelon Rd U.S, 41 {(North Cleveiand Ave) [Businoys U.S. 41 (North Tamvam 1) QUSSR [ R R S LTy 0.6 SE,0BE 104 56,988,104 IE¥SIIL MG
FESTE] Utleton Rd Ext Business U\S. 41 (North Tamismd Trf) Sialor Rd INon WA 2 $ 2.3 524,394 207 $24,394,237 [EoRIDTeYRA DT
ZA00%|Luckatt Rd Ortiz Avs Enterprive Plowy 2L T EEIINTST $7.870,000 57,870,000 [EVEITE oW LT
21007 Luckelt Rd. Enterprise Plowy 1.75 Northbound mmos 3 L 52,429,563 $2.428, 563 FESTHIB P EARISE
(00| Luckotl Rd- 1-7S Northbound ramps Holsten Dr RESE 55,771,649 58.771.849 EBaBIORR 2R,
ey Luekett Rd Ext Holsletn Dr Shley Rd $7.868,694 37,868,854 FEwa 35!
L Luckolt Rd Groonbriar Farms Rd Ponpola Or $1,312.923 - §1.312,.923 X e
TIO3T Luekoft Rd Ext Pangola Dr Bugkingham Rd $32,745.817 332,745,817 [HORID T rn
Monte CEx] Sunenine Bivd @ 6TSTW |Cui do sac Across conal 31,087,220 - anUAAN RS
HTS Mid Polnt Brid; . ol Plaza Conregt oaisting tofl Gabiles to open road folling
KINGXIMId Point Bridgs & appraschot SE 17th Pi East of McGrogor Bivd Sumpius toR fovenuo projoct, county shnre
LEIAR Nallo Grade Rd Ext Nalie Rd S.R. 31 {Arcadia Rd) 1 $17,567.837 | « B
WAL NE 241h Ave Ex) Gardsn Bivd Cape Coral city Srvic - - 52,913,088 -
g N . Complation oesurnad in 2015; Inciudes 167 collaction ganines on
{SHBNGwW boach bidge Esloro Bivd Msin St ot now & orieig 5.1 555 brigqes & 1 cqulpmont bud
DIEZR Nonth Asrport Rd Ext Curont totminus Plontalion Rd $24.8B2.426! ~
Orange River Bivd Noal Rd . uekingham Rd $13.227 502 -
Oriole Rd Exd Alico Rd Threo Osks Py Exl $14372.911 <
7 Ortiz Ave Colonial Bivd .R, 82 (Dr Murtin Luther King Jf Blvd} $13.500,000 $13,500,000]
yZiPafomino Ln Danints Plwy gnzonce Bivd S17.876,087 517,876,367
FZEHPiny Island Rd Matlncha Bivd Bumi Store Rd-Vaiorans Plwy $4,024.462] -
32 Plantaton Rd Stx Mile Cypross Plwy Daniats Plwy Nooded for coneyrrency $11,270.000 $11,270,000/ 54T HE BT
TRTbqPlaniston Rd Oaniglo Plowy Idlewdld St $26.652.021 $26,652,021 [EFEFIB WAl
G Sanibe] Caus & Toll Plazg Convort to opon rivad toling_Asvumed loll surplus funding ERR B33
RSN Sendy Lana Exi (Norh Corkscrow Rd Metonzns Rd ot Oriols Rd $18.420.00 518,420,000 o SHTBI61:
Six Milo 5% Plowry U.S. 41 (South Temiari Tr) Motro Plwy 8 $7 547,69 - ES 1 g e (o
SR, 799 (Buvinoss U.S 41} Litdoton R US43 ERREEES $21,480.00] P Gong e
1¥480[Sringlellow Rd Jamerson Flwy Genoszae BIvG | SR T X Ut §21,840,78 3 T eas
BI485|Summetin Rd Gladicls, O Cypress Lake O R e, Sonibol Caugowey (ol surplut projoct CooUn
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LEE COUNTY GENERALIZED
LEVEL OF SERVICE THRESHOLDS



Generalized Peak Hour Directional Service Volumes

Lea County

Urbanized Areas

Sept.. 2005 cinput2
Uninterrupted Flow Highway
L evel of Service
Lane Divided A B C D E
1 Undivided 100 360 710 1,000 1,270
2 Divided 1,060 1,720 2,480 3,210 3,650
3 Divided 1,580 2,680 3,720 4,820 5,480
Arterials
Class 1 (>0.00 to 1.99 signalized intersections per mile)
. : Level of Service .
| Lane Divided A B C D E
1 Undivided * 290 " 760 900 920
2 Divided | 450 1630 | 1.800 | 1,950 | 1,950 -
3 Divided 870 2400 2,880 2,820 2,820
i 4 Divided 890 3,220 3,610 3,700 | 3,700
Class I (»2.00 to 4.50 signalized intersections per mile)
Level of Service
Lane Divided A B C D~ E
1 Undivided * 210 660 850 500
2 Divided i 490 1,460 1,780 1,890
3 Divided ‘ 760 2,240 2,700 2,830
4 Divided . 1,000 2,970 3,500 3,670
Class |1t {more than 4.50 signalized intersections per mile)
Level of Service
Lane Divided A B C D E
1 Undivided : . 370 720 85¢
2 Divided * * - 870 1,640 1,790
3 Divided ’ * 1,340 2,510 2,690
4 Divided * * 1,770 3,270 3,480
Controlled Access Facilities
. Level of Service
Lane Divided A B C D E
1 Undivided] 120 740 930 960 8960
2 Divided 270 1,620 1,970- | 2,030 2,030 :
3 Divided 410 2,480 2,960 3,040 3,040
Collaectors
Level of Service
fane | Divided A B~ C D E
1 Undivided i * 530 - 800 850
1 Divided * - . 560 840 - 300
2 Undivided * * 1,180 1,620 1,720
2 Divided * * 1,240 1,710 1,800 -

Note: the service volumes for |-75 (freewéy) should be from FDOT's fnost’
current version of LOS Handbook. '




EXHIBITS B.2.a-c

JOHN CAUTHEN COMP PLAN AMENDMENT

Utility and Drainage Analysis

Potable Water Supply

The project 1s located within the Greater Pine Island Water Association (GPTWA)
franchise area. The GPTWA has just recently installed a storage tank and high service
pumping station on Scallop Drive, about 1/3 mile to the west of the project site. This
storage facility should prove to provide ample volume and pressure for this and the other
area commercial and residential projects.

The connection points (o this system could either be from Cape Royal entrance road via
easements or along the Pine isiand Road R/W for a 107 connection. If a larger than 107
1s required a comnection could be obtained by jack and boring north under Pine Island
Road (SR 78), approximately 111 feet to a 12" main. The water demand based on the
desired uses and prescribed square footages is approximately 120,000 gallons per day.

It 1s safe to make the assumption that GPTWA, a subsidiary of Lee County Utilities, will
maintamn a level of service that requires 250 gallons per day per equivalent residential
connection (ERC), as stipulated in the Lee County Comprehensive Development Master
Plan, section 1V, Policy 53.1.2. Systems are also required to deliver the water at a
residual minimum pressure of 20-40 PSI, to meet residential and commercial fire flow
requirements.

Sewage Disposal

The sewage generation from the site based on the uses and their sizes, is approximately
100,000 Gallons per day. There are three possibilities for sewage disposal from the site,
each requiring a hft station and force main.

The first choice would be to go into a Lee County Utilities system by running west down
Pine Island Road to a connection point at Matlacha Isles entrance, a distance of
approxmmately 1 mile.

The second choice would be to directional bore under Pine Island Road up Burnt Store
Road a distance of 0.4 mile to a City lift station, which is carrying the new shopping
center sewage via ferce man east to a terminus at Chiquita Boulevard. This option
would only serve the project’s initial flows, pumping at off-peak times.

The third option wonld send a force main east along the Pine Island Road R/W to the
Sandoval Commercial Tract site. This is a distance of approximately 1 mile. This option
would not be available until approximately 2009 or 2010.



Sewage Disposal Continued

All of the options mentioned will require the utility companies approval. The first option
would meet with the least objection in that the project is within Lee County and is under
Lee County control. The second option again has the capacity issue until the area
receives utilities, scheduled in the year 2017. The third option would be the second best
possibility, with a time tract and capacity commensurate with your project schedule.

The best option being the Lee County Utilities at the entrance to Matlacha Isles, is
required by the Lee County Comprehensive Development Master Plan, section IV, Policy
56.1.2. to provide a level of services equal to accepting 200 ga]]ons per day per
equivalent residential connection (ERC) for the peak month.

RS %4

Storm Water Management

Storm water may be himited by the discharge rate of 0.1 CFS/acre, which would require a
significant amount of on-site storage m the form of lakes and ponds. However the
amount of on-site storage would be significantly reduced if the storm water were handled
on a pre-development vs. post-development discharge rate of discharge, after on-site pre-
treatment.

The out-fall would be located at the southern border of the site via an existing drainage
swale. This swale 1s collecting water from many projects and is sized such that it should
handle our storm water discharge. The swale is piped under Veteran’s Parkway and
outfalls into the mangrove forest bordenng Matlacha Pass. Improvements to the swale in
the form of mamtenance may be required along the southemn border of the site and
beyond in order to achieve smooth open channel flow without overflowing it’s banks. A
second outfall location would be the northern border, into the Pine Island Road corridor.
This outfall would be more difficult to permit and would be subject to change when the
R/W of Pine Island Road 1s widened to four lanes.

A level of services as prescribed by the Lee County Comprehensive Development Master
Plan, section 1V, policy 60.3.1 requiring drainage systems to prevent flooding caused by
a 25-year, 3-day storm event for 24 hours, must be met using on and off site measures.

The project wiil require a general Environmental Resource Permit (ERP) submitted to the
South Florida Water Management District. There may be wetlands on the site for which
both the Army Corps of Engineers and SFWMD will be involved. The wetlands are
more than hikely “Isolated wetlands™ and can be mitigated either on-site or through a
mitigation bank.



Storm Water Management Continued

The Flood elevation presently for finished floor is 8.0 feet above sea level. The existing
grades are in the range of 4.0 to 5.0 feet above sea level. A three (3) to four (4) foot fill
prism minimum will be required on the site. Lakes and ponds dug on-site will be required
as the least cost method of raising the site. In today’s dollars off-site fill compacted in
place 1s running m excess of $15.00 per yard in place. FEMA has announced that they
are revising the flood maps in the near future, which could modify the above floor
elevation, which intern will most likely increase the size of the fill prism.



Parks, Recreation, and Open Space
EXHIBIT B.2.d

The current County regulatory standard for regional parks is 7 acres per 1,000 total residents and the
“Jesired level of service” standard 1s 8 acres per 1,000 County residents. The addition of
approximately 250 residents 1o this site would require an additional 1.7 acres of regional park land
for the regulatory standard or 2 acres for the “desired level of service” standard. Currently the
County has 7,063 acres of regional parks land and plans 1o develop a 10 acre Idalia site by the
Franklin Lock, Fisherman’s Co-Op Boat Ramp on Pine Island, and an expansion of Bunch Beach
Park will take place in fiscal year 2006-2007. In addition, the City of Cape Coral has proposed a 460
acre park and the City of Fort Myers proposed a 100 acre soccer park. These improvements will
likely mean that the desired LOS will be met in the year 2020.

e ry LOS for community parks 1s 0.8 acre per 1,000 permanent residents and the desired

OS standard is 2 acres per 1,000 permanent residents. This property is located in newly defined
Pine Island / Bumnt Store / Unincorporated Lee County district. The County concurrency report says
that both the regulatory standard and the desired standard will be met through the year 2009. The
approval of this Comp. Plan Amendment could result in a maximum increase in the regulatory
standard of 0.2 acres and the desired LOS standard of 0.5 acres. It is unlikely that this amendment

would cause the County o fail to meet the adopted LOS standard for community parks.

1
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EXHIBIT B.3.d
@LEE COUNTY
SOUTHWEST FLORIDA
(239) 533-0333
BOARD OF COUNTY COMMISSIONERS Writer's Direct Dial Number:
Bab lanes
District One
Douglas R, St. Cemy
District Two
Ray Juaah
Oistrict Three
September 26, 2006
Tammy Hall '
Digtrict Four
John E. Alblon
District Five
Mr. Mike Roeder, AICP
Oonald D. Stiwell . s s o~ e at bt O S i T A
Couniy Mansger Knoit, Consoer, Ebeini, Harl & swell, P A
ot M. O P.O. Box 2449
County Atiomey Fort Myers, FL 33902-2449
Qiona M, Parker
County HearinQ )
Examinet Re: Lee Plan Amendment for 3150 SW Pine Island Road
Mr. Roeder:

Lee County Transit received your letter dated September 25, 2006 in reference to the
Comprehensive Plan Amendment Application for the subject property at the
imersection of Pine Island Road and Veleran's Parkway in Cape Coral Florida. Lee
County currently provides very minimal public transportation services to the subject
property with service on Thursdays only to Pine lsland and Southeast Cape Coral.
Currently the closest daily fixed route bus service accessible from the property is
approximately 4 miles away at the intersection of Pine Island Road and Santa Barbara
Boulevard.

The Lee County Transit Development Plan identifies the need to expand the Thursday
only service to regular fixed-route bus service with two hour headways, Monday
through Friday, beginning in 2010. The 2030 Lee County Long Range Transportation
Plan identifies the need to increase the service level to every 60 minutes in 2018. Any
future development of this site should allow for access to the transit system on Pine
Island Road. ‘

If you have any questions please contact me at the telephone number listed above or
send an e-mail to mhorsting@leegov.com .

Sincerely

M@Cy

Michael Horsting, AICP
Planner. Lee County Transit

o~ - AAA o~ e — e MANAN ARMAAR AR mee Aaad



4l | EE COUNTY

SOUTHWEST FLORIDA

BOARD OF COUNTY COMMISSIONERS

Bob Janes
District One

Brian Bigelow
District Two

Ray Judah
Dicstrict Three

Tammy Hall
District Four

Frank Mann
District Five

Donald D. Suiwell
County Manager

Davig M. Owen
County Attorney
Diana M. Parker

County Hearing
Examiner

March 6, 2008

Mr. Michael Roeder

- Knott, Consoer, Ebeliru

Hart & Swett, P.A.
PO Box 2449
Fort Myers, FL 33902-2449

SUBJECT: Comprebensive Plan Amendment for 3150 SW Pine Island Road

Dear Mr. Roeder:

The Lee County Sohid Waste Division is capable of providing solid waste collection service
for the 13 acre property located at the south east corner of Pine 1sland Road and Veterans
Parkway through our franchised hauling contractors. Disposal of the sohd waste from this
development will be accomplished at the Lee County Resource Recovery Facihty and the
Lee-Hendry Regional Landfill. Plans have been made, allowing for growth, to maintain long-
term disposal capacity at these facilities.

The Solid Waste Ordinance (05-13, Section 21) and the Lee County Land Development
Code, Chapter 10, Section 10-261 have requirements for providing on-site space for
placement and servicing of certain mulu-fanmily and commercial solid waste containers.
Please review these requirements when planning the project. Additionally, please review the
Solid Waste Ordinance (05-13, Section 2) which defines those residential dwelling units that
are eligible to receive curbside residential collection service. If you have any questions,
please call me at (239) 338-3302.

Sincerely, 7
)2

V7 S

Willhiam T. Newman
Operations Manager
Sohd Waste Division

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111
Internet address http://iwww lee-countv.com



State of Florida
County of Lee

Mike Scott

Office of the Sheriff

November 14, 2607

Michael Roeder
Johnson W.. Cauthen
4353 Michigan Link

Ft Myers, 133916
Reference to Project: Cauthen

Dear M:r. Roeder

The Lee Pian amendment identified as Cavthen, jocafed at 3150 SW Pine-Island Rd. would not affec

the ability of the Lee County Sheriffs Office to provide core services at this time.

When you make application for a Development Order for this property, please provide the Lee
County Sheriff's Office with a set of plans and uses for each building in this project. A Crime
Prevention Through Environmental Design (CPTED) study will be done at thattime with
recommendations to you and the county staff.

Please conlact Kevin Farrell, Coordinator of the Crime Prevention Unit at 477-282] when you have
made application with the county.

Mike Scott
Sheriff

a;//é// /Q
& tain James CoMygaard, MBA )

/Eee County Sheriff’s Office
Administration Bureau
14750 Six Mile Cypress Pkwy
Fort Myers, F1 33912
239-477-1424 (Oftice)

w2 14750 Six Mile Cypress Parkway Fort Wyers, tlorida 33912-44U86 1 (239) 4//-1000
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T (Greater
P& Pine lsland
Water Association, InC.

Juty 8, 2005

Lee County Division of Concurmency Management
P. 0. Box 388

Fi Miyers. FL 33902

Re- 3150 SW Pine jsland Road, 20-44-23-00-00002.0000
Comer Veteran's Parkway (east side) & Pine istand Road

To Whom it May Concerm:

Please be advised that 31 50 SW Pine Istand Road LLC, has requested potable water

service for a proposed commercialresidential area as referenced above. Water mains

are avatiable adjacent o this project site of will be extended or upgraded by the
developer under the terms of the Assodiation’s Ruies and Regulations and Developer

Specifications.

The Greater Pine Island Water Assodiation, Inc. has the capacity to provide'an average
daily flow of 11 0,083 gallons per day of poteble water from its water treaiment plant 1o
this site. Under nommal operabng conditons, static water pressure & ihe point where

the development's water system 1S connected to the Association's existing mai 15
estimated to be at 60 PSL

This letler should not be construad as a commitment to serve, but only as to the
availability of service.

Sincerely,
Witlicn §. Fhacher

william J. Thacher
Generdl Managet




City of Cape Coral

January 8, 2007

Mr. Michael E. Roeder, AICP

Director of Zoning & Land Use Planning
Knott, Consoer, Ebelini,

Hart & Swett, P.A.

Attorneys At Law

P.O. Box 2449

1625 Hendry Street

Fort Myers, FL 33902-2449

Re: Letter dated December 15, 2006
Comprehensive Plan Amendment for 3150 SV\{VI:;F’iine Island Road

Dear Mr. Roeder:

Based on your request for the.‘éyalﬁaftion’%:offtfi comprehensive plan (extremely
preliminary) of 3150 Southwest:Pine Island Road; wefeel we can support this
amendment. This is considered a very preliminary accepiance based on the
fimited information provided by your firm.

If you have any further questions, please feel free to contact us at (239) 242-3393.

Jeff Mikéll
Division Chief

JNM/nis: (3150 SW Pine Island Road)

Department of Fire, Rescue & Emergency Services
DIVISION OF FIRE PREVENTION
P.O. Box 150027 - Cape Coral, Florida 33915-0027
(239) 242-3264 -Fax (239) 242-3398 - ccfire@capecoral.net

Co-County Seat - Lee County, Florida
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BSrtever K. Teusem, J.[D.
Cranriar - DisToicT A

Eunor C. Scricca, PR O.
Vice Crapnman - histricy 5

Hosemar D. SHiLrMmON
[= TN =T 4

September 29, 2006 DEannE S Dames

Jamne E. Kuckee, PO,

OrsTaicy 3

James V. BravwoesR, Eo.D.
SureMNTENDERT

Mr. Michael Roeder e B Maam
Knott, Consoer, Ebelini, Hart & Swett, P.A.

1625 Hendry Street, Third Floor

Fort Myers, F1 33902

Re: Comprehensive Plan Amendment for 3150 SW Pine Island Road
Dear Mr. Roeder:

Thank you for the opportunity to review the proposed Comprehensive Plan Amendment for 3150
SW Pine Island Road for comments with regard to educational impacts. This proposed
development is in the West Choice Zone of the District on South Tamiami Trail in the South Fon
Myers Planning Area. This letter is in response to your request dated September 25, 2006.

The proposed maximum total of 200 dwelling units which was specified in the letter, did not
state whether these are single family or mulit-family units. At this time I will use the generation
rate for single family units because it is the higber of the two rates. The Lee County School
District is estimating that the proposal could generate up to 63 additional school-aged children
This uses the single family generation rate of 0.316 students per dwelling unit (if you need the
multi-family generation rate it is 0.125).

The Lee County Board of County Commissioners adopted a School Impact Fee Ordinance on
November 27, 2001, which was revised in November, 2005. This letter uses the revised
generation rate.

Thank you for your attention to this issue. If I may be of further assistance, please give me a call
at (239) 335-1415.

Sincerely,
7 oot
Ellen Lindblad, Long Range Planner
Planning, Growth, & School Capacity Deparitment

DIIsSTRICT VISION
T o BE A WORLD-CLASS SCHOOL SYSTEM



Internal Consistency with the L.ee Plan
EXHIBITS E.1-E4

1. Discuss how the proposal affects established Lee County population projections, Table 1(b)
(Planning Community Year 2020 Allocations), and the total population capacity of the Lee Plan
Future Land Use Map.

The intention for the development of this property would be an intense mixed-use
development that combined retail, office and dwelling units in multi-story buildings.
Ii is not clear at this time if the property would qualify for the proposed mixed-use
development overlay that would provide a more generous formula for calculating
density. For the purposes of this analysis, we are using a potential land use scenario
of 200,000 square feet of office, of which 20,000 would be medical office, 80,000
square feet of retail, 20,000 square feet of restaurant and 18] residential unils,
which would be 14 units per acre over the entive site. Although this mix of uses is
Jairly intense, even for the Intensive Development category, this site would seem 1o
be the ideal location for such a mixed-use intense development, and the Comp Plan
Amendment Analyst needs to consider the maximum development potential. The
property would appear to be located in the Pine Island portion of the Planning
Community Map and Table 1(b), and that only has an allocation of 5 acres in the
Intensive Development land use category. Table I1(b) would have 1o be amended to
add additional acreage to the Intensive Development land use category if this
amendment were approved, possibly as much as an additional 13 acres. The
addition of approximately 200 dwelling units to the Future Land Use Map would not
materially affect any of the County’s Planning considerations, since it would only
add approximately 450 people under the current persons per household formula. In
addition, the County Commission’s recent decision 1o not allow for the calculation
of abutting road right-of-way in densily calculations has probably lowered the
potential residential capacity of the Lee Plan County-wide.

2. List all goals and objectives of the Lee Plan that are affected by the proposed amendment. This
analysis should include an evaluation of all relevant policies under each goal and objective.

Goal 1: Future Land Use Map. To maintain and enforce a Future Land Use Map showing
the proposed distribution, location, and extent of future land uses by type, density, and
intensity in order to protect natural and man-made resources, provide essential services in
a cost-effective manner, and discourage urban sprawl.

This parcel is located at the corner of two major arterial roads in a fast-developing
part of the County. Although it is surrounded by the City of Cape Coral, the City is
unable to provide utilities in a timely fashion and it is more logical for it to develop
under its unincorporated enclave status. It is a classic infill parcel, and the County
should encourage the parcel to be developed with an intense mixed-use concept.



Objective 1.1: Future Urban Areas. Designate on the Future Land Use Map (Map 1)
categories of varying intensities to provide for a full range of urban activities. These
designations are based upon soil conditions, historic and developing growth patterns, and
existing or future availability of public facilities and services.

This parcel is appropriate for a more intense designation based on its location and
potential availability of services.

Policy 1.1.1: The Future Land Use Map contained in this element 1s hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use
Map series . They depict the extent of development through the year 2020. No development
orders or extensions to development orders will be issued or approved by Lee County which
wou]d a]]ow the Pla nmng Commumty s acreage totals for residential, commercial or

W UT AL UL,

As indicated, Table 1(b) would need to be amended if this map amendment is
approved 1o provide for more acreage in the Intensive Development land use

category.

Policy 1.1.2: The Intensive Development areas are located along major artenal roads in Fort
Myers, North Fort Myers, and Cape Coral. By virtue of their location, the county’s current
development patiems, and the available and potential levels of public services, they are wel
suited to accommodate high densities and intensities. Planned mixed-use centers of high-
densny residential, commercial, and limited light industrial, and office uses are appropnale

A 'S 7 warde heram on + T+t nnl
OCa’l}CJJS. NS Lee Loun )' mov toward uquuﬂY}5 m"JOpOJhZ’Ln CGJUpJeX Ofu

half-million people, these centrally ]ocatbd urban nodes can offer a diversity of lifestyles,
cosmopolitan shopping opportunities, and specialized professional services that befit such
a region. The standard density range is from seven dwelling units per acre to fourteen
dwelling units per acre. Maximum density is twenty-two dwelling units per acre.

This site is ideally suited for an intense mixed-use development and this land use
category is the most appropriate category for the property. Waler can be provided
by the greater Pine Island Water Authority and utilities and sewer service can be
provided by an extension of the County owned central sewer serving Matlacha. The
applicant will be required to arrange for an appropriate affluent disposal site for the
additional sewage treatment.

Objective 1.4: Non-Urban Area. Designate on the Future Land Use Map categones for
those areas not anticipated for urban development at this time.

Policy 1.4.1: The Rural areas are to remain predominantly rural-that is, low density
residential, agricultural uses, and minimal non-residential land uses that are needed to serve
the rural community. These areas are not to be programmed to receive urban-type capital
improvements, and they can anticipate a continues level of public services below that of the

nrhan areac Mavimum Hpnmh) in the Rural area ic nne rhnplhno nnit ner acre.



Clearly this land is not appropriate for the Rural designation, either by virtue of its
Jocation or the lack of public services. It is in the middle of one of the fastest
growing areas of Lee County and deserves a land use designation that will allow for
its most logical development potential. '

Policy 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
ar.d Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distnbution, extent, and
location of generalized land uses for the year 2020. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions 1o final development orders will be issued or approved by Lee County which
would allow the acreage totals for residential, commercial or industrial uses contained mn

Table 1(b) to be exceeded.

As indicated above, Table 1(b) would need to be amended to reflect this additional
allocation of Intensive Deévelopment acres in the Pine Island Planning Community.

Goal 2: Growth Management. To provide for an economically feasible plan which
coordinates the location and timing of new development with the provision of infrastructure
by government agencies, private utilities, and other sources.

This type of mixed-use development in this location will be important 1o provide
shopping and employment opportunities for Cape Coral and surrounding areas and
thus reduce the need for long distance automobile travel and other negative impacts
of a sprawling development pattern. The County recently completed the extension
of Veteran’s Parkway at great expense, and it would not make sense 1o not develop

the land that is now serviced by this road.

Objective 2.2: Development Timing. Direct new growth to those portions of the Future
Urban Areas where adequate public facilities exist or are assured and where compact and
contiguous development patierns can be created.

This is a very important infill parcel that should not be bypassed, since the
alternative will be a sprawling development pattern.

Objective 2.3: Public Provision of Infrastructure. The Capital Improvements Program
will give the highest priority to the plannng, programming, and construction of urban
services and facilities in the existing developed areas where facilities are inadequate. Next
priority will be given to service expansions in existing developed areas, followed by further
expansion into other portions of the Future Urban Areas.

Providing for adequate infrastructure to this site should be an important part of the
County’s land use plan, and the cost of any utility extensions would be borne by the
landowner. If this amendment is approved, the County should also amend Map 7 to
include this property in its sewage franchise area.



Objective 2.4: Future Land Use Map Amendments. Regularly examine the Future Land
Use Map in light of new information and changed conditions, and make necessary
modifications.

Policy 2.4.1: The county will accept applications from private landowners or non-profit
community organizations to modify the boundaries as shown on the Future Land Use Map.
Procedures, fees, and timetables for this procedure will be adopted by administrative code.

Goal 5: Residential Land Uses. To provide sufficient land in appropriate locations on the
Future Land Use Map to accommodate the projected population of Lee County n the year
2020 in attractive and safe neighborhoods with a variety of price ranges and housing types.

The type of mixed-use development contemplated by this Plan Amendment would be
an important addition 1o the inventory of housing or for County residents. '

Policy 5.1.2: Prohibit residential development where physical constraints or hazards exist,
or require the density and design to be adjusted accordingly. Such constraints or hazards
include but are not limited to flood, storm, or hurricane hazards; unstable soil or geologic
conditions; environmental limitations; aircrafl noise; or other characteristics that may
endanger the residential community.

There are no physical constraints or hazards which would limit the development of
this site. The soils map indicates soils, but due to past clearing of the site and
impounded water, much of the siie is now supporiing wetland vegetation. The
dévelopmenl of the site will need 1o be approved by all the relevant environmental

AopMoIoC
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Policy 5.1.5: Protect existing and future residential areas from any encroachment of uses that
are potentially destructive to the character and integrity of the residential environment.

This property is on the northwestern boundary of the Sandoval Community in Cape
Coral. The design of the development will have (o ensure that appropriate buffers
and protections are afforded to that residential area. On the east there is an existing
service station and the property is bounded on the north and the west by major

arterial highways.

Goal 6: Commercial Land Uses. To pemmit orderly and well-planned commercial
development at appropriate locations within the county.

This site is very critical to providing for necessary shopping and employment
opportunities to this part of the County.

Policy 6.1.2: All commercial development must be consistent with the location critenia in
this policy, except where specifically excepted by this policy or by Policy 6.1.7, or in Lehigh
Acres by Policies 1.8.1 through 1.8.3.



This site is eligible under subparagraph 3 for Community Commercial activity since
it is located at the intersection of two arterial streets. The site area for this type of
Community Commercial is from 10-35 acres and from 100,000 1o 400,000 square

feet of commercial activity.

Goal 11: Water, Sewer, Traffic, and Environmental Review Standards. To insure that
appropriate water, sewer, traffic, and environmental review standards are considered in
reviewing rezoning applications and are met prior to issuance of a county development order.

Development on this site could not be approved unless central water service is
provided by the greater Pine Island Water Authority and sewer service by Lee

County Utilities.

This unincorporated enclave is surrounded by the City of Cape Coral which is
designated as Pine Island Road District on its Future Land Use Map. This
designation would encourage intense commercial and high-density residential

development.

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan
amendment.

STATE POLICY PLAN:

FL Statute 187.201

(15) LAND USE. -

(1) Goal. — In recognition of the importance of preserving the natural
resources and enhancing the quality of life of the state, development shall be
directed 1o those areas which have in place, or have agreements to provide,
the land and water resources, fiscal abilities, and service capacity to
accommodate growth in an environmentally acceptable manner.

(b) Policies.—

1. Promote state programs, investments, and development and
redevelopment activities which encourage efficient development and
encourage efficient development and occur in areas which will have the
capacity to service new population and commerce.

3. Enhance the livability and character of urban areas through the
encouragement of an attractive and functional mix of living, working,
shopping, and recreational activities.

(17) PUBLIC FACILITIES.—
(a) Goal. - Florida shall protect the substantial investments in public

facilities that already exist and shall plan for and finance new facilities to
sevve residents in a timelv, orderlv. and efficient manner.



(b) Policies. —
1. Provide incentives for developing land in a way that maximizes the
uses of existing public facilities.

REGIONAL POLICY PLAN:
Affordable Housing:

Goal 1. Supply a variety of housing types in various price ranges to ensure that all
residents have access 1o decent and affordable housing.

Strategy: : : '

Increase the supply of affordable housing through public and private efforts.
Actions:

4. Work with local governments to promote structures and developments that

combine commercial and residential uses as a means of providing housing that is

affordable and near employment opportunities.

Goal 2. Southwest Floridawill develop (or redevelop) communities that are liveable
and offer residents a wide range of housing and employment opportunities.
Strategy: Develop liveable, integrated communities that offer residents a high quality
of Iife.

Actions:

1. Encourage programs that promote infill development in urban areas to maximize
the efficient use of existing infrastructure.

2. Work with local governments to build structures and developments that combine
commercial and residential uses as a means of providing housing that is affordable
and near employment opportunities.

5. Promote the mix of affordable and non-affordable housing for integrated

communities.
Economic Development:

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with
suitable services provided.

Actions:

3. Include in planning efforts the recognition of lands with natural capacity,
accessibility, previous preparaiion for urban purposes, and adequate public
Jacilities.

Emergency Preparedness:

Goal 6. New private and public developments are built further from flood-prone
areas than in the past and structures and roadways are protected from rain-induced
flooding.

Strategy: New developments and redevelopment of existing areas should provide for
increased land elevations for public infrastructure and community infrastructure,
including potential sheltering or refuge sites.



Natural Resources:

Goal 4. Liveable communities designed to improve quality of life and provide for the
sustainability of our natural resources.

Regional Transportation:

Goal 2. Liveable communities designed 1o affect behavior, improve quality of life
and responsive to community needs.

Actions:

4. Review comprehensive plans and land development regulations for incentives to
develop and redevelop using mixed uses, higher densities, shared parking; and
improve vehicular, mass transit, pedestrian and bicycle access and travel, as well as
provide a variety of affordable residential densities and types.



Urban Sprawl
EXHIBIT F.2

The subject property is located at one of the most significant intersection in all of Lee County. Pine
Island Road is the main east-west corridor in Pine Island and stretches from Pine Island to I-75,
while Burnt Store Road extends from south Punta Gorda all the way down to the Mid-Point Bridge
via Veterans Pkwy. and from thence to I-75 via Colomal Blvd. To maintain this property as Rural
would actually promote urban sprawl in that it needs to be developed at a fairly intense level. The
requested amendment will allow for a true Mixed Use development at a level of intensity that 1s
appropriate at this Jocation.

In regard to annexation, the City Utility Plan is not able to provide water or sewer to this site until
the year 2018 at the earliest, and the provision of utilities would be the only reason that the property
owner would want {o be annexed into the City. The property owner has more development
opportunties within the Unincorporaied County given the utility situation. '



Non-Urban Area to a Future Urban Area
EXHIBIT E.2

Tn this particular case, the designation of the land as Rural is an historical anomaly and 1s really not
supported by any sound planning principles. It was originally expected that this land would be
annexed into the City of Cape Coral on the theory that they would be better able to provide needed
public services and utilities. However, due to the extraordinary demands on their utility system, they
will not be able to provide utilities to this site for at least another ten years, and, therefore, the need
to go forward with this amendment under the County’s jurisdiction. The property is located at the
intersection of two major arterial roads and is in the heart of some of the most rapidly developing
portions of northwestern Cape Coral. 1t is clearly an urban area which has become eVen more so
with the recent completion of Veteran’s Parkway comnnecting to Bumnt Store Road. There 1s no
planning or other justification for retaining this Rural designation on this important parcel located
t

a rrtical iImterceciionm
acntcas hion.
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FLORIDA DEPARTMENT of STATE

CHARLIE CRIST ’ KURT S.
Governor BROWNING
Secrctmy of State J

November 1, 2007

Alison Stowe »

Knort, Consoer, Ebelini, Hart, & Swett
1625 Hendry St

Fort Myers , F1 33902

FAX#: 239-334-1446

Dear Ms. Stowe:

In response to your inquiry of November 1, 2007, the Florida Master Site File lists no previously recorded
cultural resources in the following parcels:

T448, R23E, Section 20

In interpreting the results of our search, please remember the following pomnts:

= Areas which have not been completely surveyed, such as youars, may contain
unrecorded archaeological sites, unrecorded bistorically important Structnreg, er both.

¢ AS you may know, state and federa] Iaws require formal environmental review for some
projects. Record searches by the staff of the Florida Master Site File do not counstitute
such a review of cultural resources. If your project falls under these laws, you should
contact the Compliance Review Section of the Burean of Historic Preservation at 850-
245-6333 or at thig address.

Sincerely,

ol (pdlian

Michelle Caldwell Cremer, 850-245-6440
Data Analyst, Flornnds Master Site File

Division of Historical Resources State SunCom: 205-6440

R. A. Gray Building Fax line: 850-245-6439

500 South Bronough Street Email: fmsfile@ dos. state flus
Tallahassee, Florida 32399-0250 Web: hip:/www.dos.state £, us/dhr/msyy

Nnn o
JECE TR M

SHough Sivect - Taiiabassee, L 32399-0250 . http:/fwww flberitage.com

O Director’s Office O Archaeological Research O Historic Presexvation 0O Historical Musewms
(850) 245-6300 ~ FAX: 245.6435 (850) 245-6444 - PAX: 2456436 (850) 2456333 - FAX: 245-6437 (850) 245-6400 - FAX: 2456333

MDD l_-D.. v »n. - N



Justification For Request
EXHIBIT G

With the completion of Veteran’s Parkway approximately three years ago, this intersection became
one of the primary nodes in the Cape Coral / North Fort Myers vicinity. Pine Island Road 1s the mam
east / west arterial serving northern Cape Coral and Pine Island and Veteran’s Parkway/ Burnt Store
Road is amajor connection from Charlotte County across the Mid-Point Bridge into the heart of Fort
Myers and then on to Lehigh Acres. The northeast quadrant of this intersection was recently
developed as a major Publix shopping center, and the other three quadrants are logical candidates
for intense urban and preferably mixed-use development. The current Rural land use designation
for this property is totally inappropriate, and one category that would allow it to-be developed to 1its
full potential is the Commercial category which encourages intense mixed-use projects. There are
no environmental or other constraints on this site, and it has approved access points o Veteran's
Parkway at the current time. All relevant planning consideration would support a very intense
mixed-use development at this location. '



Protected Species Survey

Prepared For:

- Island Rd., LLC.
4353 Michigan Link
Fort Myers, FL 33916

Site Location:

13.5 Acre Parcel
3150 S.W. Pine Island Road
Section 20, Twp. 44 S., Rng. 23 E.
Lee County, Florida

‘Prepared By:

Mr. Jeffrey Adair
Environmental Restoration Consultants, Inc.
24571 Redfish Street

Bonita Springs, FL 34134
Phone: (239) 287-2706

April 26, 2007

Environmental Restoration Consultants, Inc.




\[ lﬂ Environmental Restoration Consultants, Inc.

N ————
Hl_4!=== April 26, 2007

Mr. John Cauthen

Island Rd., LLC. Fax: 334-2952
4353 Michigan Link '

Ft. Myers, FL 33916

Re Protected Species- Survey
13.5-Acre Parcel; 3150 S.W. Pine Island Rd. Cape Coral
Strap No. 20-44-23-00-00002.0000, Lee County, Florida

“ Dear Mr. Caﬁtﬁen: o

On your behalf, Environmental Restoration Consultants, Inc. (ERC) performed a site inspection of the
above referenced property on April 19, 2007. The purpose of the field investigation and this report is to
address the environmental items listed in the Lee County “Application for a Comprehensive Plan
Amendment”. As such, this report is a compilation of information from field observations and existing
sources. The report includes a characterization of existing plant communities (FLUCCS categories) and
potentially associated protected species, available soil information, topographic quadrangle information,
approximate location of state jurisdictional wetlands, and other relevant information. -

Site Location

The 13.50-acre project area is located in the southeast quadrant of the intersection of Veterans Parkway
and S.W. Pine Island Road, Section 20, Twp. 44 S., Rng. 23 E., un-incorporated Lee County, Florida (ref.
Site Location Map). Adjacent land uses include roadways along the entire west and north perimeter,
commercial along the northeast, single-family immediately to the south, and vacant forested lands
(degraded pine flatwood) to the southeast. The parcel is completely fenced, with gated access at the north
from S.W. Pine Island Rd. The parcel is completely cleared and appears to have been recently graded for
agriculture use. As such, access and visual inspection were easy and unimpeded.

Vegetation

In accordance with the Florida Land Use, Cover and Forms Classification System (FLUCCS; FDOT,
1999), we have characterized the parcel as two (2) community types and land use categories. The location,
extent, and acreage of each category is determined by field observation and visual interpretation of aerial
photography (Lee County, 2005), and is depicted on the attached FLUCCS Map. A general description and
representative vegetation for the site is provided in the table below.

24571 Redfish Street, Bonita Springs, Florida 34134
Office: (239) 992-0086 e-mail: ERCinc@comcast.net



Vegetation Communities

FLUCCS Community
(Code)

Percent
Coverage

Location/Comments

Herbaceous -~ Dry Prairie
(310); 13.35 acres; Photos
1-4

98.9%

Site has recently been graded for agricultural use and apparently
seeded with browntop millet (Urochloa ramose) to stabilize sediment.
Although the millet and other herbaceous species have begun to
establish as ground cover, much of the substrate remains barren and
mixed with vegetative debris from saw palmetto (Serenoa repens)
trunks and roots. The dominant ground cover is millet. Other common
species include ragweed (Ambrosia artemisiifolia), flat sedge (Cyperus
odoratus), redroot (Lanchnanthes caroliana) and other grasses. Noted
species include Spanish needles (Bidens sp.), Caesar weed (Urena -
lobata), tasselflower (Emilia fosbergii), penny wort (Hydrocotyle sp),
spurge (Chamaesyce sp.), and sesbania (Sesbania sp.). Ragweed was
most abundant at the north end of the site; flat sedge more abundant at
the northeast comer of the parcel; redroot more abundant along the
west side of the property

North - south oriented drainage swales are approximately 14” — 24” in
depth and appear to be intended to convey water to the south to a east
— west oriented swale. No standing water was observed on-site,
including the swales. Several limerock boulders were noted.

Mixed Hardwoods —
Exotics (438(E)); 0.15
acre

1.1%

Canopy and midstory dominated by earleaf acacia (Acacia
auriculiformis) and Java plum (Syzygium cumini). Ground cover
dominated by Caesar weed. Other common species included dogfennel
(Eupatorium capillifolium), broomgrass, melaleuca (Melaleuca
quinquenervia) seedlings, and muscadine grape (Vitis rotundifolia).
Debris piles noted.

Due to historic clearing, grading, and the more recent site preparation for agricultural use, the property
does not encompass any “unique” upland or wetland communities, nor are any heritage trees or cabbage
palm having a minimum 8’ of clear trunk (c.t.) present.

Seil Types

Review of the Soil Survey of Lee County, Florida (USDA-SCS, 1984; ref. Soil Map) indicates the
majority of the project area is underlain by Boca fine sand (13), with only the southwest portion underlain
by Wabasso sand (35). Both soil types are designated as “non-hydric” by the Natural Resource
Conservation Service (NRCS; a k.a. SCS).

Relevant environmental and hydrologic exerts for each soil type selected from the Soil Survey are

provided below:

Boca fine sand (13)

e “This is a nearly level, poorly drained soil on flatwoods.”




e “In most years, under natural condition, the water table is within 10 inches of the surface for 2 to
4 months. It recedes below the limestone for about 6 months.

¢ Natural vegetation consists of sawpalmetto, pineland threeawn, South Florida slash pine, and
waxmyrtle.”

Wabasso sand (35)
o “This is a nearly level, poorly drained soil on flatwoods.”

¢ “In most years, under natural condition, the water table is less than 10 inches below the surface
"~ for 2 to 4 months. It is 10 to 40 inches below the surface for more than 6 months. It recedes to a
depth of more than 40 inches during extended dry periods”. S

. Natural vegetatlon consists of sawpalmetto, South Florida slash pme pmeland threeawn cabbage
palm, and bluestem ”?

Topography and Flood Zoning

General mpography information is prov1ded on the U.S G S. Quadrangle Map exhibit. ReVIew of
elevation contours on the map appear to indicate the parcel is at approximately 4 ft. - 5 ft. NGVD. To
date, ERC is unaware of any topographical survey for this parcel.

Review of the FIRM Map indicates the projéct is located in Zone A8, which is determined by FEMA to
be within the 100-year flood-plain (ref. FIRM Map exhibit attached; also ref. FEMA web site).

Historical Resources

A review for “archeological sensitivity” was requested from Lee County on September 21, 2006.
Discussion with Ms. Gloria Sago, Historic and Archaeological Resources, on September 27, 2006
indicated that “there are no known historic or archaeological resources associated with this parcel”.
Written confirmation should be forthcoming in the near future,

Wetland Assessment

The preliminary assessment is based on state wetland jurisdiction determination guidelines, Chapter 62-
340, F.A.C. The investigation involved spot ground truthing and evaluation of vegetation, available soil
information, and hydrology relative to site conditions and regulations. Historical and/or recent site
conditions and activities, such as disturbance, may effect the final determination. Depending on the
particular type of project proposed in Lee County (i.e. residential, multi-family, etc.), the state may be
represented by either the South Florida Water Management District (SFWMD) or the Florida Department
of Environmental Protection (DEP). The precise location of any jurisdictional wetlands and/or surface
waters can not be determined until the limits are field verified by the state.

Review of the Soil Survey of Lee County, Florida (USDA — SCS, 1984) indicates the parcel is underlain
by Boca fine sand (13) and Wabasso sand (35), both of which has been determined by the USDA to be
non-hydric soil types (ref. Soil Map). Under natural conditions both soil types support pine flatwood with
saw palmetto, a community type considered upland. In addition, given the current site conditions and
apparent agricultural use, wetland regulatory agencies would not likely consider the site to encompass any
wetlands and/or other surface waters. However, please note that man-made ditches and swales may be



considered surface waters by the state should hydric conditions prevail during the wet season. Such
features do not generally require wetland mitigation when excavated from upland soil types.

Wildlife

The field investigation was performed to identify potential critical habitat and/or note any direct
observations or signs of protected wildlife species as required by the Lee County Comprehensive Plan
Amendment application, and designated by the Lee County Land Development Code (LDC), Appendix H
. — Protected Species List. Designation of a particular habitat type on-site relative to the associated species
listed in the LDC indicates the potential for such species to reside and/or forage on-site and is used as a
review “tool” by Lee County environmental staff, but by no means indicates that such species utilize the
site. The table below lists habitat types existing on-site and potential species affiliated with the respective
community. In addition, species not associated with a generalized FLUCCS category, but frequently
affiliated with particular site conditions (i.e. gopher tortoises with berms), are also listed based on existing
landscape features observed during the inspection, Based on the information provided herein, or otherwise
known or deemed necessary, the County may require species specific surveys during review of any
proposed project. :

. Potential Protpcted Speéies :

FLUCCS Fauna/Flora Status Observe Comments
Lee| FWC| FWS| Yes| No
Herbaceous| burrowing owl L | SSC| - x | Potential low; parcel generally
-Dry . devoid of ground cover
Prairie gopher tortoise L | SsC| - x | Potential low; little to no forage
(310) ’ cover

Florida sandhill crane L T - x | Potential low; no associated
: wetland community

Mixed FLUCCS category 438 (E) is not
Hardwoods recognized as critical habitat for
- Exotics protected species because it is

(438(E)) dominated by exotic hardwoods,

and other weedy species.

L = Listed in the Lee County, Protected Species List (Appendix H)
E = Endangered (as designated by the FFWCC and/or USFWS)

T = Threatened (as designated by the FFWCC and/or USFWS)
SSC = Species of Special Concern (as designated by the FFWCC)

In compliance with the Lee County Land Development Code and the Lee Listed Survey Method, the dry
prairie community was traversed by pedestrian means along north-south and east-west line transects at 50’
intervals to inspect for burrowing owls and gopher tortoise (ref. Transect Location exhibit). Particular
attention was given to the property perimeter relative to gopher tortoise. Given that vegetation coverage
was generally sparse and low, visibility was excellent and 100% of the parcel was surveyed. Direct
observation or signs of protected species were not revealed during our site visit.



A nesting killdeer (Charadrius vociferus) pair were observed toward the southeast comer of the site, and
several morning dove (Zenaida macroura) were flushed and/or noted in-flight. Given the site’s location,
and disturbed and degraded nature, wildlife use is likely limited to small transient species.

Review of the FFWCC web site pertaining to bald eagle (Haliaeetus leucocephalus) nest locations appears
to indicate that the project area is outside of USFWS’s primary and secondary management zones (330’
and 660°radii, respectively). Although known active eagle nest(s) are in the vicinity of the project, we are
not aware of any nests within Federal management zones for this site.

Should you have any questions regarding the site inspections or this report, please do not hesitate to
contact me at 287-2706.

Sincerely,

Jeffrey A. Adair
President
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*EXPLANATION OF ZOME DESIGNATIONS

ZONE EXPLANATION

A Arsas of 100-year flood; base flood elevations and
flood hazard factors not determined,

AC Arsas of 100-year shallow flooding where depths
are between one (1) and three {3) feet; avorage dopths
of inundation are shown, but no flaod hazard factors
are determined.

AR Aroas of 100-year shailow flooding where dapths
are botweon one {1} and  thres {3) feet; base flood
olevatlons are shown, but no food hazard factors
are determinod.

A1-830 Areas of 100-ear flood; base flood elevations and
flaod hazard factors determined.
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(Medium shading)

c Areas of minimal flooding. {No shading)
o3 Areas of undetermined, but posible, flood hazards.
v Areas of 100-ycar coastal flood with veloclty (wave

action}; base flood elevations and food hazard factors
not determined.

Vi-V30  Aroas of 100-year coastal flood with veloclty (wave

actlon}; bass flood elevations and flood hazard factors
dotormIned.

NOTES TO USER

This is an ofiicial copy of a portion of the above referenced flood map. [t
{ was extracted using F-MIT On-Line. This map does not reflect changes

or amendments which may have bean made subsequent to the date on the
title block. For the latest product Information about National Flood Insurance
Program flood maps check the FEMA Flood Map Store at www.msc.fema.gov
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PHOTO #1: View depicts the northeast portion of the site. Predominant vegetation includes browntop millet, ragweed, and flat
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PHOTO #2: Central portion of the parcel is relatively barren, although seeded millet and other herbaceous are becoming
established. Debris from saw palmetto trunks and roots are scattered throughout the site.
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PHOTO #3: Collector swale has been excavated at the south end of the site. Seeded millet is becoming established.
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PHOTO #4: View characterizes the recent prepartation and grading for agricultural use. North - south oriented swales

have been excavated to appaerently drain the property to the south. Ground cover is sparse at the southwest portion
of the site, but includes browntop millet, redroot, and other grasses.
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Division of Corporations Page 1 of 2

Florida Limited Liability

3150 S.W. PINE ISLAND ROAD, L.L.C.

PRINCIPAL ADDRESS
4353 MICHIGAN LINK
FORT MYERS FL 33916

MAILING ADDRESS
4353 MICHIGAN LINK
FORT MYERS FL 33916

Document Number FEI Number Date Filed
104000051703 020726992 07/13/2004

State Status Effective Date
FL ACTIVE NONE

Total Contribution
0.00

Registered Agent

Name & Address

CAUTHEN, JOHNSON W
4353 MICHIGAN LINK
FORT MYERS FL 33916

Manager/Member Detail

Name & Address . || Title

CAUTHEN, JOHNSON W
4353 MICHIGAN LINK

MGR
FORT MYERS FL 33916

O'DONNELL, ALBERT
4291 WILLIAMS RD

MGRM
ESTERO FL 33928-2939

O'DONNELL, PATRICIA
4291 WILLIAMS RD

MGRM

ESTERO FL 33928-2939

http://www.sunbiz.org/scripts/cordet.exe?al =DETFIL&n1=L04000051703&n2=NAMFW... 1/31/2007



Division of Corporations Page 2 of 2

Annual Reports

I Report Year || Filed Date |
[ 2005 | 04/20/2005 |
| 2006 1l 05/01/2006 |

~ Previous Filing | _Retumnto List |
No Events
No Name History Information

NextFiling -

Document Images
Listed below are the images available for this filing.

05/01/2006 -- ANNUAL REPORT
04/20/2005 -- ANN REP/UNIFORM BUS REP
07/13/2004 -- Florida Limited Liabilites

THIS IS NOT OFFICIAL RECORD; SEE DOCUMENTS IF QUESTION OR CONFLICT

http://www.sunbiz.org/scripts/cordet.exe?al=DETFIL&n1=L04000051703&n2=NAMFW... 1/31/2007



3/7/2008 1:18:52 PM

20-44-23-00-00003.001C
HERNANDEZ JOSE A
1219 NW 38TH AVE
CAPE CORAL, FL 33993

20-44-23-00-00003.0020
REALMARK CAPE ROYAL LLC
5789 CAPE HARBOUR DR STE 201
CAPE CORAL, FL 33914

20-44-23-01-00000.00A0
ROYAL TEE GOLF CLUB INC
11460 ROYAL TEE CIR

CAPE CORAL, F1. 33991

20-44-23-01-0000A.2100
MARS DALE W TR 1/2 INT +
801 ROMANO KEY CIR
PUNTA GORDA, FL 33955

20-44-23-01-0000A.2120
SWAN LAKE ENTRPRISES INC
207 SWAN LAKE DR

N FT MYERS, FL 33917

20-44-23-01-0000A.2140
MEANS RICK A + STACY JO
11982 ROYAL TEE CIR
CAPE CORAL, FL. 33991

20-44-23-01-0000A.2160
LYNCH RICHARD M +

1925 CLIFFORD ST APT 702
FORT MYERS, FL 33901

20-44-23-01-0000A.2180

SMITH WILLIAM R + MAGDALENA R
11966 ROYAL TEE CIR

CAPE CORAL, FL 33991

20-44-23-01-0000A.2200
GRIFFITH JEFFERY A + DONNA C
11958 ROYAL TEE CIR

CAPE CORAL, FL 33991

20-44-23-C1-00008.0000

AJS OIL + FOOD CO INC

2920 E COMMERCIAL BLVD
FORT LAUDERDALE, FL 33308

40 LABELS PRINTED

Page 2 of 2

20-44-23-00-00003.001D
EVA RICHARD JR + KATHY
11881 LITTLE QUAIL LANE
CAPE CORAL, FL 33991

20-44-23-00-00003.0030
ROYAL TEE GOLF CLUB INC
11460 ROYAL TEE CIR

CAPE CORAL, FL 33991

20-44-23-01-00000.00CE

ROYAL TEE HOMEOWNERS ASSN
UNIT 6 PMB 126

211 HANCOCK BRIDGE PKWY
CAPE CORAL, FL 33990

20-44-23-01-0000A.2110
SCHAFSTEIN FRANK
123 BAYSHORE DR
CAPE CORAL, FL 33904

20-44-23-01-0000A.2130
HADI MOHAMMED

FINES GALLERY

11400 S CLEVELAND AVE
FORT MYERS, FL 33907

20-44-23-01-0000A.2150
WELLS HAROLD P + BETTYEM
937 BOWMAN RD APT 360
MOUNT PLEASANT, SC 29464

20-44-23-01-0000A.2170
ROUX JEAN P + PATRICIA D
2020 SW 8TH CT

CAPE CORAL, FL 33991

20-44-23-01-0000A.2190
NARDIRONALD L + OLGA K
11962 ROYAL TEE CIR

CAPE CORAL, FL 33991

'20-44-23-01-0000A.2210

BUDNY JAMES J
11954 ROYAL TEE CIR
CAPE CORAL, FL 33991

20-44-23-C1-00008.0010

BCD HOLDINGS OF S FLORIDA INC
2920 E COMMERCIAL BLVD

FORT LAUDERDALE, FL 33308

All data is current at time of printing and subject to change without notice.
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17-44-23-C4-00100.0020

CAPE INVESTMENTS OVERSEAS INC
DIETHELM BAUMANN

FREIGUTSTR 24

PO BOX 220

8027 ZURICH,

SWITZERLAND

17-44-23-C4-00100.0040

CAPE INVESTMENTS OVERSEAS INC
DIETHELM BAUMANN

FREIGUTSTR 24

PO BOX 220

8027 ZURICH,

SWITZERLAND

17-44-23-C4-0010D.0000
CORAL SHORES E+A LLC
1901 MAIN ST STE 900
COLUMBIA, SC 29201

18-44-23-C3-05337.0030
JESSE A VERR LLC

108 W ORMOND AVE
CHERRY HILL, NJ 08002

18-44-23-C3-05337.0460
KIESEL THOMAS F TR
PO DRAWER 1000

FORT MYERS, FL 33902

18-44-23-C3-05337.0520
JESSE A VERR LLC

108 W ORMOND AVE
CHERRY HILL, NJ 08002

19-44-23-00-00002.0000
LEE COUNTY

PO BOX 398

FORT MYERS, FL 33902

19-44-23-C2-00008.0000

3214 SW PINE ISLAND RD LLC
4353 MICHIGAN LINK

FORT MYERS, FL 33916

20-44-23-00-00003.0000
REALMARK CAPE ROYAL LLC
5789 CAPE HARBOUR DR STE 201
CAPE CORAL, FL 33914

20-44-23-00-00003.001A
HAUCK JAMES + DAMITAJO
11911 LITTLE QUAIL LN
CAPE CORAL, FL 33991
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17-44-23-C4-00100.0030

CAPE INVESTMENTS OVERSEAS INC
DIETHELM BAUMANN

FREIGUTSTR 24

PO BOX 220

8027 ZURICH,

SWITZERLAND

17-44-23-C4-00100.0050
CAPE INVESTMENTS OVERSEAS INC
DIETHELM BAUMANN

FREIGUTSTR 24

PO BOX 220

8027 ZURICH,

SWITZERLAND

18-44-23-C3-05337.0010
JESSE A VERR LLC

108 W ORMOND AVE
CHERRY HILL, NJ 08002

18-44-23-C3-05337.0050
JESSE A VERR LLC

108 W ORMOND AVE
CHERRY HILL, NJ 08002

18-44-23-C3-05337.0490
JESSE A VERR LLC

108 W ORMOND AVE
CHERRY HILL, NJ 08002

19-44-23-00-00001.1000
LEE COUNTY

PO BOX 398

FORT MYERS, FL 33902

19-44-23-C2-00003.0000

3214 SW PINE ISLAND ROAD LLC
4353 MICHIGAN LINK

FORT MYERS, FL 33916

20-44-23-00-00002.0010
CITY OF CAPE CORAL
REAL ESTATE DIVISION
PO BOX 150027

CAPE CORAL, FL 33915

20-44-23-00-00003.0010
ALBRECHT HENRY L PA
2430 EVEREST PKWY
CAPE CORAL, FL 33904

20-44-23-00-00003.001B
EVA RICHARD JR +
11881 LITTLE QUAIL LN
CAPE CORAL, FL 33991

All data is current at time of printing and subject to change without notice.



