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MAY 2 1 2008

Case: CPA2007-00051
COMMUNITY DEVELOPMENT
Strap: 19-46-24-00-00022.0010
Re: FDOT comments
#fl 2007-00051
Dear Matt and David

Thank you for your time and attention to this matter. We are pleased to amend and clarify issues
and/or comments that you had.

We have reviewed your response and find that there are two major issues with the Traffic from a
practical standpoint. The first being the south bound traffic onto the island and the existing
conditions of Main Street on the Island. To help with the concerns expressed in your letter we
have amended our Plan to better define solutions for these areas of concern. Please find below
the objective and policies as proposed in the revised document.

OBJECTIVE XX.7: INCORPORATION and UTILIZATION OF MULTIMODAL AND ALTERNAIVE
MODES OF TRANSIT. The development will establish a comprehensive approach to multimodal and
alternative modes of transportation for its residents and guests. These will include, but not be limited to
mass transits stops, bicycle rental, integrated network of sidewalks and board walks, Airport shuttle
services and water-taxi transportation facilities

POLICY XX.7.1: The project will establish a water taxi /shuttle service to and from the property to Fort
Myers beach. The shuttle will be open to guest, residents and outsiders wanting an alternative access to
the island. Hours of operation will be determined based on market conditions but will at a minimum
provide two trips daily to and from the islands each day of the week.
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POLICY XX.7.2: The project will establish an airport shuttle service to and from the Southwest Florida
International Airport. The shuttle services hours of operation will be determined based on market
conditions and can either be a fixed route shuttle or a point of demand service type or combination
thereof.

POLICY XX7.3

As part of this amendment the existing roadways that are adjacent to the project will be evaluated with
cross-sectional analysis to identify needed upgrades for safety and bus access to and from this property.
At a minimum one bus stop will be provided to Lee Tran standards or better. Sidewalk upgrades offsite
will be provided where none are provided for. Side walk improvements will be eligible for road impact
fee credits.

POLICY XX7.4

Where Projects are intersected by public roadways for developments greater than 30 acres and with a split
greater than 15%, some sort of grade separation will be provided for safe pedestrian and bicycle access
between the properties.

POLICY XX7.5

Where Projects are located in a high hazard area the applicant will establish a helicopter landing pad for
emergencies.

Should you have any questions or comments please contact our office
With regards
Jogeph M. McHarris E@EH%’E@

MAY 2 1 2008
COMMUNITY DV, ()

PMENT
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11338 Bonita Beach Road, Suite 103
Bonita Spring, Fl

239-948-6688

Project: San Carlos Island

Case: CPA2007-00051 E@EH ME@
Strap: 19-46-24-00-00022.0010 ’ MAY 2 12008
Re: Public Safety comments COMMUNITY DEVELOPMENT

Dear John and Matt @pﬂ/zo 07—00051

[ appreciate your comments regarding this amendment. In your response you stated your reason
for objection was based on an increase in density in the coastal High hazard area. We
respectfully disagree with your statement as this is an area that we studied to ensure consistency
with the Lee plan. I have taken the time to go through section 105 and 106 in detail to point out
my contention of where and why we are consistent with the plan.

The title of goal 105 is the “protection of life and property in Coastal High Hazard Areas.
Nowhere in this goal is it statement “You can’t build or redevelop in the coastal High Hazard
Area” This amendment will take almost three Hundred RV residential units out of the Coastal
High Hazard area by replacing them with code compliant structures to protect human life and
property from natural disasters, which is very consistent with the Goal

Objective 105.1 talks about development in the coastal High hazard areas and mentions coastal
high hazard areas that are not developed will be considered for reduction of density. This project
is located in a Coastal High Hazard but is already developed. We are not an undeveloped island
or piece of property. We are looking to redevelop and already developed piece of property.

e ——
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POLICY 105.1.2: Talks about requirements for re-zonings to allow higher densities in Coastal
High Hazard areas. It does not say higher densities will not be allowed. It specifically states that
higher densities will not be allowed when evacuation routes would be exceeded. We do not
exceed the evacuation routes.

POLICY 105.1.4: States that 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.
First of all we are not an undeveloped area so we are not to be considered for a density reduction
under this section. Second the redevelopment of this area will limit the future population for
exposure to coast flooding by removing 271 units from a below flood situation, which is a stated
goal for this policy. Also any additional density that may be requested for with this project
would and could be offset by the properties that have been acquired by the state or the County.
Below is a list of properties that have been acquired within close proximity to the project. We
have also provide the calculations showing how many units are available based on the percent of
uplands in each parcel

Parcel number and area

1. 11-46-23-00-00011.0000--a 17 acre parcel abutting Outlying Suburban land that is,
according to GIS, approximately 20 percent in the Upland Conservation FLUM category.
2. 08-46-24-00-00004.0000--a 160 acre parcel abutting Outlying Suburban that is 34
percent in Upland Conservation.

3. 17-46-24-00-00001.0000--a 445 acre parcel that would be Outlying Suburban; 17

percent of it is in Upland Conservation. \ =

Density Calculations o Mc‘.\\’ 7 1 2008

1. (17 x .2) x 3 units per acre = 10 units
2. (160 x .34) x 3 units per acre = 159 units

3. (445 x .17) x 3 units per acre = 228 units C)O/J( 2 0 07 - 00 0 5 1

Total units 397

COMMUNITY DEVELOPMENT

POLICY 105.1.5: Does speak of 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, but also state that 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. This project should not be considered for the
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minimum density requirements because of many individual characteristics that this area has such
as available urban services, an existing urban form of higher density design, not only for this
property but for the whole northern portion of the island. The potential for as it exist today with
a do nothing mode is a recipe for loss of life and property (please refer back to the goal statement
for 105)

GOAL and objective 106: LIMITATION OF PUBLIC EXPENDITURES IN COASTAL HIGH
HAZARD AREAS. This section of the Lee Plan looks to limit public expenditures in areas
particularly subject to repeated destruction by hurricanes, except to maintain required service
levels, to protect existing residents, and to provide for recreation and open space uses. This
project could decrease public expenditures by ridding the area of potential repeated destruction
to the area by building to the latest’s codes and flood requirements. The new amendment will
provide open space uses where none exist today as part of the overall development, along with
access to the waterfront for recreation.

POLICY 106.1.1: states that all further public expenditures made for new facilities on
undeveloped barrier islands or within V zones will require a finding by the county commission
that such expenditures are necessary to maintain required service levels, to protect existing
residents, or to provide for recreation and open space needs. We are not an undeveloped island.

The above Goals, Objectives, and Policies do not state that higher densities are not allowed in the
Coastal High Hazard areas, but prescribe when and where they may be allowed.

Thank you for your response and if you have any question or comments, please contact me at my

office
With regards
1
J oi McHarris EC WE.
v MAY 2 1 2008
COMMUNITY DEVELOPMENT

.0005%
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11338 Bonita Beach Road, Suite 103
Bonita Spring, Fl

239-948-6688

Project:  San Carlos Island ﬁ\ E@EH WE@

Case: CPA2007-00051 "’N MAY 2 1 2008

Strap: 19-46-24-00-00022.0010 COMMUNITY DEVELOPMENT

Re: Lee Tran comments CJA ? qQQ7- 00N 5 1
Dear Matt and Lee Tran

Thank you for your time and attention to this matter. We are please to amend and clarify issues
and or comments that you had. Please find below your comments in italic and our response in
bold. Should you have any additional comments or questions please contact our office.

Comment:

I think we need to take a close look at the proposed text changes to the Comp Plan, specifically
the text changes related to the Mass Transit section. (Page 4 of attachment A-1 in the
application) The County already has a “Mass Transit Plan” known as the Transit Development
Plan, or TDP. Iwould suggest any proposed text changes as part of this application refer to
coordination with the County’s TDP as well as with County Transit staff and staff with the Town
of Fort Myers Beach, rather the development of a transit plan.

Response:

Text changes have been made to Objective XX.6 per you request to clarify our willingness
to work with the County, Town, and both staffs to coordinate mass transit as it relates to
this amendment. Below is the text change.

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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OBJECTIVE XX.6: COORDINATION OF MASS TRANSIT. The development will estabhsh d1alogue
to coordinate a8 3 ARV Smen g % : i
the county’s TDP (Transit Development Plan) as well as county trans1t staff and the staff of the town of
Fort Myers Beach.

Comment:

Internal Consistency with the Lee Plan (page 4 of attachment E-2) should go beyond stating that
the design will “accommodate LeeTran”, to include state how mass transit will be accessible.
Examples are how transit services would safely have access to and from Main Street on to San
Carlos in both directions (north and south), and/or how pedestrians would safely access transit
stop locations if the access to the transit system would take place on San Carlos Boulevard.

Response:

A text addition has been added to the document to provide at a minimum one Transit stop
that meets the needs and requirements of Lee Tran and that works with the development.
This stop will be provided with safe interconnection or sidewalks to and from the property
from or be on Main Street. The stop will be located in such a way that all residents and
visitors of the island will have access to the stop. Please be advised also that this project as
part of its design will have either a grade separated road or grade separated pedestrian
walkway.

Access for San Carlos Blvd is beyond the limits of this development. We do not control any
land along this roadway.

Thanks again for your review and should you have any questions or comments regarding our
responses please contact my office or email me.

Wjth regards B //’—
CEIVE])
8

MAY 2 1 200

Jo,.

COMMUNITY DEVELOPMENT

9@;2007_00051
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11338 Bonita Beach Road, Suite 103

N
Bonita Spring, FI é\ LEE@ E [E WE D
239-948-6688 F-g\i" .
MAY 2 12008
Project: San Carlos Island
COMMUNITY DEVELOPMENT
Case: CPA2007-00051

Strap: 19-46-24-00-00022.0010 Qf& 20 07-0 005 1
Re: SWFRPC

Dear Wayne and Matt

Thank you for your time and attention to this matter. We are please to amend and clarify issues
and/or comments that you had. Please find below your comments in italic and our response in
bold. Should you have any additional comments or questions please contact our office.

1) Water dependent overlay zone.

The property as it is developed today does not have commercial fishing businesses except for
charter boats. The properties were last engaged in commercial fishing over ten years ago. This
ended with the closing of the packing plant which was located within the properties. The
property as they exist today has been allowed to develop by the county in a manner that is geared
more like our Resort Mixed Use Water Dependent land use rather than industrial water front.

The proposal as written provides for Boating and marine support facilities with a mixed use menu
of other water dependent uses such as charter boats, commercial docks for wholesale and retail
seafood, water taxies, hotel, restaurants, cruise ships and terminals to name a few. This
amendment will also promote and create additional opportunities for boating and marine support
facilities on the island. An example of this would be the increase in larger boats including cruise
and recreational type ships needing marine support that does not exist here today along with
additional markets for commercial fishermen products.

e —————
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Your comment stating that the island “ is as a whole being identified as suitable for staging Oil
Exploration and development in the gulf “is irrelevant to this project because oil drilling is illegal
off the cost of Florida. It is also inconsistent with the Lee Plan Policy 12.1.1 which states that “in
no event will Lee County permit new or expanded petroleum facilities which would serve uses
other than marine-related uses. Decision regarding this study as it relates to speculative future
zoning for this property would also be unlawful and therefore shall have no bearing on this
amendment.

Your comment that this amendment would preclude other areas on the island from industrial
waterfront is incorrect as this amendment is only for a portion of the island, not the whole island.
This amendment will not limit the other properties on the island from maintaining and or growing
marine industrial and marine support services, but will allow them with additional opportunities
that are not there today. This amendment will create opportunities to expand the industrial uses
all the while opening up the water front with public access.

We believe that by approving this amendment you will be creating new opportunities that will
ensure the preservation and future development of a working waterfront while incorporating a
mixture of uses that will support area. Many of the uses that exist on the island today like the RV
parks do not support or promote a working waterfront. The mixture of use that we are proposing
will support a working waterfront and can be seen in places like “fishermen’s Warf in San
Francisco and the working/tourist waterfront s in Newport R. I. and Boston. These places have
and are working with this kind of development for many years

2) Hurricane High Hazard Area

Your comment that the property is currently in a High Hazard Area is correct. Your comment that
increasing densities is not promoted is not entirely correct, especially when we are looking at
properties in question. The title of goal 105 is the “protection of life and property in Coastal
High Hazard Areas. Nowhere in this goal is it statement “You can’t increase density in the
coastal High Hazard Area” This amendment will take almost three Hundred RV residential units
out of the Coastal High Hazard area by replacing them with code compliant structures to protect
human life and property from natural disasters. This is very consistent with the Goal. This project
is also consistent with Goall10 (HAZARD MITIGATION) of the Lee Plan which states “To
provide through county plans, programs, and regulations means to minimize future property
losses from natural disasters such as flooding, tropical storms and hurricanes™’, It is through this
Comprehensive plan amendment that we will achieve the above stated goal. Policy 110.1.2
states “The County will not permit new or expanded mobile home or recreational vehicle
development on barrier islands or in V-Zones as defined by the Federal Emergency Management
Agency”. The only thing better than not permitting new or expanded facilities, is to remove them
from the coastal area.

Objective 105.1 talks about development in the coastal High hazard areas and mentions coastal
high hazard areas that are not developed will be considered for reduction of density. This project
is located in a Coastal High Hazard but is already developed. We are not an undeveloped island

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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or piece of property. We are looking to redevelop and already developed piece of property there
for we should not be considered for reduction of density.

POLICY 105.1.2: Talks about requirements for re-zonings to allow higher densities in Coastal
High Hazard areas. It does not say higher densities will not be allowed. It specifically states that
higher densities will not be allowed when evacuation routes would be exceeded. We do not
believe we exceed the evacuation routes. With that said the mitigation for impacts to shelters and
evacuation times is required by Lee Plan Policies 109.1.1 and 109.2.2. These Lee Plan provisions
are implemented in Chapter 2, Article XI of the LDC.

POLICY 105.1.4: States that 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. First of all we are not an undeveloped area so we ate not to be considered for a
density reduction under this section. Second the redevelopment of this area will limit the
future population for exposure to coast flooding by removing 271 units from a below
flood situation, which is a stated goal for this policy. Also any additional density that
may be requested for with this project would and could be offset by the properties that
have been acquired by the state or the County. Below is a list of properties that have
been acquired within close proximity to the project. We have also provide the
calculations showing how many units are available based on the percent of uplands in
each parcel

Parcel number and area

1. 11-46-23-00-00011.0000--a 17 acre parcel abutting Outlying Suburban land that is,
according to GIS, approximately 20 percent in the Upland Conservation FLUM category.
2. 08-46-24-00-00004.0000--a 160 acre parcel abutting Outlying Suburban that is 34
percent in Upland Conservation.

3. 17-46-24-00-00001.0000--a 445 acre parcel that would be Outlying Suburban; 17
percent of it is in Upland Conservation.

Density Calculations @E“WE ]
1. (17 x .2) x 3 units per acre = 10 units \ , ),

2. (160 x .34) x 3 units per acre = 159 units MAY 7 1 2008
3. (445 x .17) x 3 units per acre = 228 units '
Total units 397 SOMMUNITY |)h\mt1)1—‘Ni‘B 1
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POLICY 105.1.5: Does speak of 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, but also state that 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. This project
should not be considered for the minimum density requirements because of many
individual characteristics that this area has such as available urban services, an existing
urban form of higher density design, not only for this property but for the whole northern
portion of the island. The potential for as it exist today with a do nothing mode is a
recipe for loss of life and property (please refer back to the goal statement for 105)

GOAL and objective 106: LIMITATION OF PUBLIC EXPENDITURES IN COASTAL HIGH
HAZARD AREAS. This section of the Lee Plan looks to limit public expenditures in areas
particularly subject to repeated destruction by hurricanes, except to maintain required service
levels, to protect existing residents, and to provide for recreation and open space uses. This
project could decrease public expenditures by ridding the area of potential repeated destruction to
the area by building to the latest’s codes and flood requirements. The new amendment will
provide open space uses where none exist today as part of the overall development, along with
access to the waterfront for recreation.

POLICY 106.1.1: states that all further public expenditures made for new facilities on
undeveloped barrier islands or within V zones will require a finding by the county commission
that such expenditures are necessary to maintain required service levels, to protect existing
residents, or to provide for recreation and open space needs. We are not an undeveloped island.

3) Liveaboards

The reality in your statement that the liveaboards are mobile is limited because hurricanes happen
in the off season and many of the residents that use this facility, will not be there during an
impending storm. Your statement regarding the disposability of the Liveaboards units is a scary
thought especially concerning water quality and cleanup after a hurricane. The Lee Plan does
allow for mitigation these kinds of circumstances

4) Recreation Vehicles

You are correct in your statement that the Mobile units are fixed to the site and do stay year
round. This has been the practice for some 30-40 years and many of the unit’s owners stay or
visit year round to the property. While some of the RV are not used, as a practical matter, during
hurricane season, there is no legal impediment to doing so. Furthermore, most of them are park models,
and are consequently immobile as discussed above. As a result, significant property damage will occur in a
hurricane regardless of the number of people who are at risk. The 271 RVs are, therefore, an offset against
the density permitted by the amendment. Your assertion that the transfer of these units to units that
are built to “current construction standards and flood regulations” will somehow increase risk to
property and lives seems contrary to conventional thinking. The potential for 271 year round

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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“mobile” structures to be destroyed and distributed into the bay during a hurricane is a scary
thought versus modern hurricane and flood resistant housing that provide open space,
landscaping, drainage, and water treatment were there is none today. Allowing 271 mobile units
into the bay does not sound like good planning. Proper planning would dictate that correcting an
impending problem instead of ignoring it would be prudent. This is why the Lee plan provides
language for mitigating such circumstances. See Goal 110 Hazard Mitigation.

5) Sea level Rise

Again, ignoring the fact that you do have 271 residential type facilities below flood level with a
rising sea level makes no sense. Instead one should be looking at how we mitigate this problem
to a win, win situation. Again, the Comprehensive plan provides language and opportunities to
mitigate the problem away like we are proposing to do which would remove and replace these
units with flood and hurricane resistant structures that are up to or better than current codes.

6) Final comments

A master plan for the entire island is not a realistic endeavor as you have too many individual
owners and interest conflicts that make this impossible. Your comment that something needs
to be done on the island is correct and this is the plan that will get the ball rolling and in the
right direction. Our clients have tried several times to implement something for the whole
island with no success. They are very active with the island and attend almost all if not all
meeting related to the island. The Comprehensive plan your comment that we have not
considered the adjacent properties is incorrect as we have provided language in this
amendment to include adjacent properties into the plan. Your assumption that we have not
considered an appropriate mixture of uses and human scale principle is incorrect as we have
developed design standards that include building design, landscape design, buffers and set
back requirements and building massing design that takes into account the island, adjacent
properties along with sound planning and design principle that work. This plan has been
develop first as a vision, then as a conceptual plan and them as a written document that takes
into account the individual nature of the island the adjacent properties and the properties. The
amendment will also create a number of public benefits that should be weighed against any
increased evacuation times, including vastly improved surface water management, aesthetics,
and public access to the waterfront.

To your response that this is one persons attempt ....... We would like to say that this is not one
person’s attempt, but a culmination of ten plus years of work between the county staff and island
residents to create a future vision for the island.

Our first attempt to provide a future vision for the island was as board members on the San
Carlos Island CRA. During those years we tried to get all the property owners on San Carlos
Island to participate but, only some of the land owners would come an participate ....most did not
care.....and the few that did were able to get the County to adopt the San Carlos Island Overlay as

-:fﬁp mgs Florida 34135
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a quick Band Aid approach to the problems on the island then and are still plaguing us today.
The only real development that has been done over the last ten years has been through the CRA.
Now with the disbandment of the CRA by the county, we have been left in the same boat we
were in years ago, with all the same problems and many many more.

Most of the major landowners have worked hard for and with the overlay in an attempt to
provide the island with some relief from the county regulations that are outdated and causing
blight in the area. Most of the water front properties are sitting here today empty and/or
underutilized while paying some of the highest taxes in the County for water front property that
is artificially restricted.

After the County disbanded the CRA some of the Residents and Land Owners got together and
formed what is now a Non Profit Group called the San Carlos Redevelopment Group so as to be
able to continue to try and work with the County as a private group of concerned stakeholders on
San Carlos Island. We have met many times over the past years and have always had and open
invite to everyone on the island to come to all of our meetings, most never come. While many of
us have devoted endless hours over the past several years towards this cause working with the
county staff, it again has not provided any mechanisms to create new needed opportunities to this
once vibrant and diverse island with a new vision or plan for the islands future.

San Carlos Island has changed due to economic conditions beyond anyone's control over the last
15 years and in the last few years even more so. Now most of this area is more Resort, Ferry
Boat, Cruise Ships, Recreational, Residential type land uses and activities that were allowed
under the CRA and is not and has not had any Industrial activities on the subject properties for
over a decade.

Recently two of the property owners presented separate plans for both their properties as a Site
Development Plan (SDP) in an attempt to provide a plan and add to the economic base that has
happened to the island under the old CRA. Both were denied and were told that they would need
a Comprehensive Plan Amendment in order to allow the properties to develop in a different
manner than what is allowed today. Those both owners have banded together to provide a
unified vision to some 35+ acres.

This CPA is not by any means a first attempt or one persons attempt to provide a plan. It is
through the past decade of experience as, property owners, business, owners and residents that
this plan has been developed. It is not the first, but it may be their last as the high taxes,
economic downturn and the limited land use for these properties is causing distress and
additional blight in the area. This CPA is being initiated by two of the largest land owners on the
island in an attempt to put forth a plan that provides a vision and provides a process that allows
the county and the private sector to work together in an expedient process to help the island
evolve in a manner that is beneficial to all.

McHarris Planning and Design, 11338 Bonita Beac
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Thanks again for your review and should you have any questions or comments regarding our
responses please contact my office or email me.

With regards

)
—

Jo¢ McHarris

ECEIVE])

MAY ? 1 2008

COMMUNITY DEVELOPMENT

#2007-00051
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PLANNING & DESIGN

11338 Bonita Beach Road, Suite 103

239-948-6688 MAY 2 1 2008
COMMUNITY DEVELOPMENT
Project: San Carlos Island CPA
Case: CPA2007-00051 /J(
Strap: 19-46-24-00-00022.0010 OQ 2 0 07 B 0 0 0 5 1
Dear Public Works

Please find below your comments in ifalic and our response in bold. Where we have made
changes to the document we have provided you with a strike-thru version and colored additions
to the text.

Comments:  Public Works staff has reviewed the above referenced Comprehensive Plan
Amendment application and finds it insufficient for review. The applicant has failed to provide
existing and future conditions analysis for Parks, Recreation, and Open Space as required by
Section IV.B.2 of the application. As noted in the aforementioned section, this analysis must
include the following information:

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

o Current LOS, and LOS standard of facilities serving the site;

e Projected 2020 LOS under existing designation,

e Projected 2020 LOS under proposed designation,

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

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

Response: please see response from Delisi/Fitzgerald
w
McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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Thank you for your response and if you have any question or comments, please contact me at my

office

With regards
Jop McHarris

FCEIVE])

MAY 2 1 2008

COMMUNITY DEVELOPMENT
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DELISt FITZGERALD, INC.
Planning - Engineering - Project Management

1500 Royal Palm Square Blvd,, Suite 101
5 Fort Myers, FL 33919
Exhibit 1V.B.2 . 239-418-0691 - 239-418-0692 fax
Parks, Recreation and Open Space
Level of Service Standards

Background

Policy 95.1.3 of The Lee Plan states the minimum acceptable level-of-service
standards that will be the basis for planning the provision of required public
facilities within Lee County. Some of the standards will be the basis for
determining the adequacy of public facilities for the purpose of permitting new
development. The “Minimum Acceptable Level of Service” will be the basis for
facility design, for setting impact fees, and the operation of the Concurrency
Management System (where applicable).

“Regulatory” standards are those that are identified by state law as being
essential to support development which includes parks and recreation facilities.

Community Parks “Regulatory” level-of-service standards are 0.8 acres of
developed standard community parks open for public use per 1,000 permanent
population, unincorporated county only.

Section IV.B.2.: Comprehensive Plan Amendment Support Documentation

Current and Projected LOS

The subject property is located in District 44- South Fort Myers Community Park
Impact Fee Benefit District.

The regulatory level-of-service was met in 2006 according to the Lee County
2007 Concurrency Report, and the level-of-service policy standards identified in
The Lee Plan and will continue to be met through 2010.

There are currently twelve existing parks within the South Fort Myers
Community Park Benefit District that consist of 154 total acres.

With a total existing Community Park District inventory of 154 acres provided,
the “Regulatory” standard (86.5 acres in 2006) was met in 2006 and will
continue to be met through the year 2010 as projected.

ECEIVED
u@ MAY212{JU§%JA2007‘00051
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The proposed increase in density will have slight impacts on the level of service
required. At an assumed 2.09 Persons Per Household (PPH), the additional 116
units will create a demand of 1.45 acres of community park space at the
minimum regulatory level-of-service. The proposed amendment meets the
regulatory level-of-service in this district.

Improvements/Expansions

The WA-KE Hatchee Park is currently being developed that will consist of an
additional 44 acres adjacent to the existing one acre WA-KEE Hatchee
Recreation Center.

Anticipated revisions to the Community Facilities and Service Elements

There are no anticipated revisions to the Community Facilities and Services
Element and/or Capital Improvements Element.

[R[E@[EH YE])
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" PLANNING & DESIGN

11338 Bonita Beach Road, Suite 103

Bonita Spring, Fl
Project: San Carlos Island . EJ J
’ MAY 2 1 2008
Case: CPA2007-00051
Strap: 19-46-24-00-00022.0010

Re: Environmental comments (yp A 2 0 07 - 0 0 0 5 1

Dear Doug and Matt

Please find below your comments in italic and our response in bold. Where we have
made changes to the document we have provided you with a strike-thru version and
colored additions to the text.

Objective XX.10: Architectural Standards. The architectural theme for the development
is proposed to be “Old Florida”. Please revise this objective to include the use of native
plants to help naturalize the “Old Florida” look and landscaping design standards be
incorporated into the architectural standards.

Response: The objective has been revised to include the use of native plans to help
naturalize the old Florida look. We have revised the language to incorporate
landscape standards and it is under XX10.18 Landscape Standards.

Policy XX.12.1: WILDLIFE. The location, design, and operation of Destination Resort
Facilities will incorporate preservation and / or management activities that restrict the
wnneeessary loss of wildlife habitat or impact on protected species, species of special
concern, threatened or endangered species. Please revise policy text to omit the word
unnecessary.

Response: Policy has been revised to omit the word “unnecessary”.

e s _=—L.
McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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Policy XX.12.1: The development will not have an aeverse impact on any existing, viable
on-site occupied wildlife habitat for protected species, species of special concern or
threatened or endangered species. Please revise policy language to omit the word
adverse.

JECEIY
Response: Policy has been revised to omit the work “adverse”. - Dt X

Please describe in detail how the Eco-park will benefit the wetlands onsite. Please MAY 2 1 2008 -I

indicate where the Eco-Park will be located on this project. Please provide majgs
information on uses proposed within the Eco-Park.

The Eco Park will benefit the wetlands on site by providing education for visitors
and residents about the wetlands and other habitats of the area. The Eco Park is
located on the north-west side of Main Street and can be seen on the conceptual site
plan provided.

The Eco Park will be part of the Community learning center. The Park itself will be
passive, information; boardwalk experience with a variety of tours type’s available.
Tour types will be noninvasive and educational in nature.

Please provide a protected species survey for all vegetated areas; including all islands.
Are any of these Islands known rookeries or wading bird nests?

Response: Please see the enclosed Lee County Protected Species Survey (PSS)
prepared by Passarella and Associates, Inc. (PAI). None of the islands have been
identified as known rookeries according to the Florida Fish and Wildlife
Conservation Commission’s Florida Atlas of Breeding Sites for Herons and Their
Allies (FFWCC, 1991). This information is also consistent with PAI’s report which
found no nest sites on the islands.

Please demonstrate compliance of policy 107.2.12: Will sufficient protection of
mangroves be given on this project?

Response: As part of the project’s development review process, all undeveloped
wetland areas, including the mangroves, will be placed under a recorded
conservation easement per the South Florida Water Management District’s
Environmental Resource Permit conditions, This will provide sufficient protection
to demonstrate compliance with policy 107.2.12 of The Lee Plan.

Please provide Conservative Lands Category wetlands on all mangrove areas.

Response: The undeveloped mangrove areas will be designated Conservation Lands
pursuant to review and approval of the project by the SEFWMD and U.S. Army
Corps of Engineers, if applicable.

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
(239)948-6688, Fax (239)948-6689 Page 2
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Thanks again for your review and should you have any questions or comments regarding
our responses please contact my office or email me.

With regards

—

Joe

McHarris

may 7 | 2008

COMMUNITY DEVELOQPMFHN

otk 2007-00051
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Project:

Case:
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Re:

Matt

McHarnis

PLANNING & DESIGN

11338 Bonita Beach Road, Suite 103
Bonita Spring, Fl
239-948-6688
San Carlos Island
CPA2007-00051
19-46-24-00-00022.0010

Lee County Sheriff’s Department

Please see the attached letter provided by the Sheriffs Department

MAY 2 1 2008

COMMUNITY DEVELOPMEN
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Mike Scott

Office of the Sheriff

State of Florida
County of Lee

Qctober 31, 2007

Joseph McHarris

McHarris Planning and Design
11338 Bonita Beach Rd

Suite 103

Bonita Springs, F133135

Reference to Project: San Carlos Island Comprehensive Plan

Dear Mr. McHarris

The Lee Plan animendment identified by you as San Carlos (Island) Comp Plan would not affect the
Lee County Sheriff's Office ability 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 set of plans and uses for each building in this project. A Crime
Prevention Through Environmental Design (CPTED) survey and report 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 with copies of
your plans.

RECEIVE])

gﬁ‘l:ificott MAY 7 1 2008

/Lee County Sheriff’s Office

_ Administration Bureau 1
14750 Six Mile Cypress Pkwy I .000°
Fort Myers, F1 33912 cﬂ 2007
239-477-1424 (Office) "

it 14750 Six Mile Cypress Parkway ~J Fort Myers, Florida 33912-4406 ] (239) 477-1000



McHarnris

" PLANNING & DESIGN

11338 Bonita Beach Road, Suite 103
Bonita Spring, Fl

239-948-6688

Project: San Carlos Island

Case: CPA2007-00051

Strap: 19-46-24-00-00022.0010

Re: Fort Myers Beach Fire Department Response
Matt

Please see the attached letter provided by the Fire department

IR[EHEI W[P]\D

MAY 7 1 2008

COMMUNITY DEVELOPMEN"
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03/12/2008B WED 12:43 FAX 239 4636761 oor/001

Fort Myers Beach Fire Control District

100 Voorhis Street * Fort Myers-Beach, Florida 33931
Mailing Address: PO Box 2880 ¢ Fort Myers Beach, Florida 33932

March 12, 2008

BOARD OF C

Mr. Joseph M. McHarris
John Scanlon - Chairman . McHarris Planning and Design
11338 Bonita Beach Rd. Suite 103

~ Theodore A. (Ted) Reckwerdt - Bonita Springs, F1. 33135

Vice-Chairman

Betty Goodacre - Sec./Treas. Re: San Carlos Island-Letter of Availability
Carol Morris - Fire Commissioner Dear Mr. McHarris:
Joseph Schmid - Fire Commissioner - '

1 am writing this letter to inform you that the Ft. Myers Beach Fire
FIRE CHIEF Control Distr.ict has adequate Fire and EMS. Services to cover your
proposed project.

Mike Becker
May I suggest that consideration be given to fully sprinkle all
buildings considered in this project.

I£1 can be of further assistance to you please feel free to contact me at
239-463-6163 ext. 226

rs in Fire Safety,

[

id M. Collins,
Fire Marshall.

MAY 2 1 2008
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"Providing Tomorrows Quality Service Today"
Phone (239) 463-6163 + FAX (239) 463-6761




McHarnis

PLANNING & DESIGN

Bonita Spring, Fl

11338 Bonita Beach Road, Suite 1 &{’mlE@ F L \
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111 { r '
239-948-6688 MAY 2 1 2008

Project: San Carlos Island
Case: CPA2007-00051
Strap: 19-46-24-00-00022.0010

51
Re: Natural Resources comments CPF\ 2 0 01 - QQ (\

Dear Steve and Matt

Thank you for your time and attention to this matter. We are please to amend and clarify issues
and/or comments that you had. Please find below your comments in italic and our response in
bold. Should you have any additional comments or questions please contact our office.

General
County Comment: The Table of Contents specifies Attachment J as Layout
Plan. That appears to be missing.

Response: Attachment J is missing and the table of contents has been updated

County Comment: Where is the documentation of ownership or other
justification for including the submerged lands in the proposed amendment?

Response: Please see the deeds that have been provided along with the survey that
we have attached as part amendment showing ownership.

County Comment: I assume that someone will be commenting on the traffic
issues relative to the plans to construct an additional bridge as well as the adequacy of
the existing road given the proposed changes. As a user of the county owned facility
on San Carlos Island, we potentially are impacted by these issues as are our existing
tenants.

M
McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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Response: We are working on several cross sections for Main Street and will
provide them as soon as they are done.

County Comment: While perhaps immaterial to the project details, I note that
the reference on page 1 of Attachment B-2b indicating that the submerged lands were
created by Hurricane Donna is incorrect.

Response: You are correct and we have deleted the reference to Donna

County Comment: Is the increased year round occupancy in the coastal high
hazard area consistent with the Comprehensive Plan?

Response: Many of the habitants already use their facility for year round occupancy.
The stated goals for 105 and 110 in the current Plan provide for mitigation to
minimize future loss of life and property in the coastal High Hazard Areas. The
existing conditions if allowed to stay the same are likely candidates for losses due to
a natural disaster. This plan proposes to remedy the situation by building out of the
flood zone, building fo current standards or exceeding them and by providing other
elements that mitigate future loss of life and property. We are also proposing a refuge
of last resort should someone get caught unaware of the danger. Please also see are
indebt response to this question in our letter to SWFPC which will further clarify the
question as it relates to the Comprehensive plan.

County Comment: The assertion that the marine industrial uses are
incompatible with the adjacent uses seems inconsistent with the reported 70 year
marine industrial history of the island. Please explain.

Response: We have clarified this statement to include the following additional information
to this document. The Industrial lands designation north of Main Street, the one sandwiched
between and located in the middle of the trailer parks is the one that we are asserting is
incompatible with the adjacent properties. This property is and should clearly be residential
in nature.

Our other assertion is that the properties south of Main Street have been developing over the
last decade as something other than industrial marine. It is with this type of development
that we see potential expansion for the property while preserving water dependent uses.

We have not suggested any other pattern for the rest of the island. This comprehensive plan
is only for the properties as noted and will help the other areas of the island. This plan does
not take out water-dependent uses, but incorporates them into a mixed use development to
help with the long term viability of the project and surrounding area.

Additionally we have provided a component (POLICY XX.5.3) as part of this comprehensive
plan to educate and provide information to recreational boaters and other users of the area,
such as tourists, regarding harbor safety and public health, maritime history of the area,

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
Page 2
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uses of the harbor/gulf area, natural resources, or other information that increases public
awareness of areas heritage and unique habitats.

County Comment: Attachment G states that the plan “provides a mechanism to
mitigate submerged land”. What does that mean?

Response: The submerged lands at this time are in a state of limbo, this plan will
provide for a resolution to the problem at hand and the future of how these lands
can be used.

Water Dependency
County Comment: The site concept plan appears to be a major departure from
the marine industrial and other water dependent uses presently specified for this area.
Please describe how the features other than the existing marina and cruise boat are
dependent upon water access.

Response: Please remember that this comprehensive plan is for the properties noted
and not for the whole island. I would disagree with your comment as the land in
question has already been developing in a manner that is not purely Marine
industrial. The property as exists today is more consistent with the proposed
amendment than just marine industrial. The property has been developed with water
dependent uses and will continue with a mixed use component that will provide
economic support for the surrounding water dependent uses. These uses will include
but are not being limited to... ..... a marina, Fish house/restaurants, Boat repair,
Marine craft or marine equipment sales, charter fishing offices, seafood market
(wholesale and retail), mooring areas, commercial and recreational fishing
operations, water taxis/ferry landings, yacht clubs, Boat/ cruise terminals, marine
based tourism facilities/ environmental tours, Retail trade facilities, boat yards, Port
facilities with cruise ships, light shipping and various other support facilities for
waterborne commerce and recreation to name a few.

County Comment: The reported demise of the shrimping industry is used as a
justification for this project. When the subject property was last engaged actively in
shrimp harvest operations?

Response: The last shrimp activity on these properties was over ten years ago and
ended with the closing and demolition of the canning facility. If the amendment is
approved there are opportunities within this plan to bring back some elements limited
elements like wholesale and retail markets for the existing fleets while providing
education on Florida’s wild shrimp and how it is different than the foreign farm
raised.

County Comment: What objective information supports the assertion that
shrimping and other commercial fishing is no longer viable in this area?

103 Bonita Springs, Florida 34135
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Response: Shrimping/Fishing like it use to be in the area with 50 plus or minus boats,
simply does not exist today because it is not economically viable at this scale. We are
not saying that a small fleet serving the local area and tourist is out of the question
and is more than likely what is happening today and will continue in the future. This
project will support fishing by providing additional markets for their catches which
will be incorporated into this project.

County Comment: The information in Attachment J discusses the importance
of the shrimping industry and recent increases in sales as a response to state
marketing efforts. This would suggest that the remaining areas supporting this
industry should be protected not eliminated.

Response: Our point exactly. This comprehensive plan is for a portion of the island
that is has not been dependant on fishing for some time (over ten years); it is not an
amendment for the whole island. This project will bring additional opportunities and
markets for the remaining industry and will help with their survival. The states
advertising has been directed at the upper end market of shrimp consumption of
which this amendment is consistent with. What better way to protect the existing
market than providing new markets right next to the source.

County Comment: Even if the assertion that commercial fishing is no longer
viable is accurate, why are other water dependent marine industrial uses not
considered important or viable for this location? For example, how would the
conversion of this property impact the county legislative requirements to preserve
working waterfront or the need for boatyards or similar service facilities for large
recreational and commercial vessels?

Response: The Comprehensive Plan Amendment for this property will bring
in the much needed new/expanded waterfront industries to the islands existing
infrastructure, by replacing the greatly reduced shrimp/fishing industry with a
mixed use water-dependant development on the properties noted. This
amendment is not intended for the whole island. The potential for this project to
bring visitors to the island coupled with larger recreational boats, additional
chartered boats for fishing excursions, additional routes for curse type ships,
restaurants and retail shops for local catches, to be eaten on site, bought for
local consumption or shipped to someone’s home will help the rest of the island
struggling waterfront by creating opportunities that are not there today. With
these there will be additional needs for new and existing support services on the
island, such as the remaining fishermen, who are struggling today, boat repairs
especially of larger boats and other water related industries. The fishermen will
have ‘additional markets to sell their catches too. The existing Marine ship yards
and similar water front service facilities will have more boats to work on
hopefully insuring their future success for all.

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
(239)948-6688, Fax (239)948-6689
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County Comment:
The changes as proposed seem inconsistent with Goals 8, 12, 121, 122, 128, and 158
of the Comprehensive Plan.

Response:

Goal 8: Marine Oriented Uses

These Water Dependent uses for the project will include but are not limited to... .....
marinas, Fish house/restaurants, Boat repair, Marine craft or marine equipment
sales, charter fishing offices, seafood markets, mooring areas, commercial and
recreational fishing operations, water taxis/ferry landings, yacht clubs, marine-based
tourism facilities/environmental tours, Retail trade facilities, boat yards, Port
facilities with cruise ships, light shipping and various other support facilities for
waterborne commerce and recreation to name a few.

Goal 12: San Carlos Island

This amendment carries the spirit of Goal 12 while enhancing the viability of success
to the project that cannot be done without a comprehensive plan amendment. We are
locating the water-dependent uses along the shore while providing the housing in the
middle, just like Goal 12 suggests. This amendment will manage growth and
redevelopment on the island in a manner that will enhance the areas quality of life
and public and private infrastructure thru the use of Building and landscape
standards along with a comprehensive master concept plan. . This project starts with
the vision and then defines it. The improvements to the island will include open
space, water retention, Bike and walking paths, green space, public access 1o the
water, better parking to name a few, where little or none exist today.

Goal 121: Fisheries Management

The new watershed approach will be directed at restoring and protecting coastal
water quality. In particular, appropriate management measures will control polluted
runoff which is a major issue with the current system.

The submerged lands issue will be resolved in a manner that is good for everyone
including the environment.

Goal 122: Commercial Fishing
This project will provide new markets for the existing commercial fishermen which is
a stated goal of policy 122.1.3 of the Lee Plan.

Goal 128: Shoreline Management

The areas along the shoreline will be utilized for water-dependent uses with open
access to the public. Interspaced within this area will be programmed amenities to
enhance and protect water-dependent uses while blending water related uses.

Goal 158: This amendment is design to maintain a diversified and stable economy by
providing employment opportunities, maintaining and improving the quality of life

McHarris Planning and Design, 11338 Bonita Beach Road, Suite 103 Bonita Springs, Florida 34135
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while preserving and enhancing the foundations of the counties existing retirement,
recreation, tourist and cultural heritage of the island. This amendment will provide
Lee County with d competitive position to enable retention and expansion of these
and other business opportunities with a world class facility like the one proposed.

Resource Impact Issues

County Comment: The drawing and text refer to significant expansion of
docks along the northern project shoreline. What are the seagrass and depth
conditions in the proposed docking area and ingress and egress pathways?

Response: We have engaged in a Seagrass and Depth conditions for the proposed
docking area and the ingress and egress pathways. We will provide this under
separate cover as soon as it is completed.

County Comment: Has a review been completed for consistency with the Lee
County Manatee Protection Plan?

Response: The south portions of the property have had approvals for their Manatee
Protection Plan. We are working on the northern Manatee plans now and will
provide them when completed.

County Comment: Operational details would be necessary to comment on the
appropriateness of a water taxi.

Response: A water taxi is a must to provide alternative means of access should
someone want to go the beach. It is important to note that there has been several
project on Fort Myers Beach that have requested a Water Taxi location in there
rezoning . The three that I am personally familiar with are the ones at SnookBight
Marina, Tops, and Snug Harbor. We have included with this text amendment
language that provides for a water taxi that would be used by the resort to shuttle
passenger to and from Fort Myers Beach. See revised text amendment Objective
xx.7: incorporation and utilization of multimodal and alternative modes of transit.

Thanks again for your review and should you have any questions or comments regarding our

responses please contact my office or email me. @EHVE
1lh regards RE

—
Joq

cHarr

\
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Carlos Island-Comp Plan Amendment

Need for Request

The RV park consists of 271 units with many of the units 40 years or older. The increase in property
taxes has increased the annual rents almost out of reach for many seasonal residents. It most also be
noted that increase in rents have not been for additional profit, but only used to pass along the
increases to offset losses. Where the rents have gotten out of reach for residents many just abandon
the units leaving additional cost to the owners.

FCEIVE)
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Carlos Island-Comp Plan Amendment

Conclusion

This requested is needed because the uses that have made the island in the past are not there or will
not be there in the future. The owners have pursued other avenues to make things work with little or
no success in achieving a master plan for the site. This amendment will be used as the vehicle to
achieve a master concept that provides unity and vision.

Need for Request Page 4
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San Carlos Island-Comp Plan Amendment

Planning and Vision Process Page 4



San Carlos Island-Comp Plan Amendment
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San Carlos Island-Comp Plan Amendment
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Lee County Comprehensive Plan Amendment

Summary of Request
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San Carlos Island-Comp Plan Amendment
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Summary of Request

This Lee Plan Application is a result of three major issues that have impacted the small island over the
last decade. The first is the decline of the local shrimping industry that has created a vacuum for in the
island identity and prospects for the future. The second is the increase in the property taxes that have
made the mobile home parks too expensive for many seasonal residents and creating a need for alternative
uses for the property. The third reason are the existing land uses that are not consistent with the
Comprehensive plan for Lee County and the Future land uses that are not consistent with the economic
situation of the island and the reality of commercial fishing in this area. This amendment does not
include the entire island as there would be no viable means to gain consensus on such a large area with
hundreds of property owners. What this request does is to pull together two of the island largest land
owners with contiguous property to create a large enough land mass in order to rejuvenate an area in
decline. This amendment would also allow other properties to op into this land designation if they want
to as long as they are contiguous or meet the requirements for the designation. This application contains
the following two requests:

1 A map amendment
2 Text amendment to allow a separate zoning district for the area in the request

The amendment should be approved for the following reasons:

1 The amendment is in conformance with the recommendation of the existing Lee Plan
acknowledging the need for amendments to the area. See Vision Statement, Jona McGregor ...”Residents
of this community will address current planning concerns in a comprehensive review of this area and
future amendments to this plan will be made to address these concerns”.

2 Doing nothing will cause further decline to an area that is struggling with outdated industries and
land uses that do not mix well and do not take into account or reflect the unique qualities for the area.

3 The proposed text changes will allow and provide the mechanism for the redevelopment of a
valuable and underutilized resource for the county and the island for its future economic benefits

4. This proposal is a result of sound planning practice that take into account the unique aspects of the
property, its surrounding neighbor and its rich history. Before one word were put done to paper, a vision
for the property was developed though multiple generations of schematic concepts and conceptual
images, discussions of economic issues, environmental needs and many more. Once this vision was
established, we then put pen to paper to create an amendment that achieves this vision and can be tested
against this vision time and time again.

RECEIVE]
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The commercial shrimp/fishing industry and the supporting industries have been declining over the past
decade due in part to cheap imports, additional regulations, fuel cost and property tax increases. The
fleet is a mere fraction of what it used to be and is not a viable choice for most anymore.
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Legal Consultant

Project Manager/Planning

Civil Engineering

Trafflc

RECEIVED

COMMURNITY DEVELOPMENT

Environmental

'@%007-00051

Matthew D. Uhl_e

Attorney At Law

Knott, Consoer, Ebelini, Hart & Swett, P.A.
239-334-2722

MUhle@knott-law.com

Joseph M. McHarris

McHarris Planning and Design
11338 Bonita Beach Road
Suite 103 Bonita Springs FL. 3413

Phone: (239) 948-6688
Fax: (239) 948-6689
Email: Joe@mcharris.com

Drew Fitzgerald, P.E.

DelLisi Fitzgerald, Inc.
1500 Royal Palm Square Boulevard, Suite 101
Fort Myers, FL. 33919

P: (239) 418-0691
F: (239) 418-0692

Rob L. Price, P.E.

TR Transportation Consultants, Inc
13881 Plantation Road, Suite 11,
Fort Myers, FL 33912

Phone: (239) 278-3090
Fax: (239)278-1906
Email: tbt@trtrans.net

David Anthony Ecologist

Passarella and Associates Inc
9110 College Point Court
Fort Myers, FL. 33919
DavidA@ Passarella.net

Consultant Team
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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 NO:

THE FOLLOWING VERIFIED:
Zoning Commissioner District

Designation on FLUM

(To be completed by Planning Staff)

Plan Amendment Cycle: Normal___ Small Scale DRI Emergency ____

Request No:

APPLICANTS 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 accurgte tp the hest of my kngpwledge.
September, 27, 2007~ | 75

DATE SIGNATYRE OF OWNER OR AUTHORIZED REPRESENTATIVE

d FR]E@“ elV {E‘“ P;

MAY 21 0402 0 07-0005 1

B ——
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|. APPLICANT/AGENT/OWNER INFORMATION

McHarris Planning and Design
APPLICANT

11338 Bonita Beach Road, Suite 103
ADDRESS

Bonita Springs FL 34135
CITY STATE ZIP

239.948.6688 239.948.6689
TELEPHONE NUMBER FAX NUMBER

Joseph M. McHarris of McHarris Planning and Design
AGENT*

11338 Bonita Beach Road, Suite 103
ADDRESS

P
Bonita Springs FL 34135 - FEEM .
CITY STATE ZIP \‘ b : !
o

239.948.6688 MAY 2 { 7008 239.948.6689
TELEPHONE NUMBER . FAX NUMBER

OWNER(s) OF RECORD See attachment Ill A

ADDRESS

o

w{\2007‘0005ﬁ

CITY STATE ZIP

TELEPHONE NUMBER FAX NUMBER

OWNER(s) OF RECORD See attachment Il A
ADDRESS
CITY STATE ZIP

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.

ﬂ
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Il. REQUESTED CHANGE (Please see Item 1 for Fee Schedule)
A. TYPE: (Check appropriate type)
Text Amendment X Future Land Use Map Series Amendment X
(Maps 1 thru 21)
List Number(s) of Map(s) to be amended
(Maps 1 thru 21)

R
B. SUMMARY OF REQUEST (Brief explanation): I)E@’EEWED

See attached “Summary of Request” MAY 2 1 2008

lil. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY
(For amendments affecting development potential of property)
A. Property Location:
1. Site Address: See attachment 1A “Strap Numbers/Addresses”

2. STRAP(s): See attachment llIA “Strap Numbers/Addresses”

B. Property Information
Total Acreage of Property: 76.25 acres
Total Acreage included in Request: Same as abovpd)ﬁ?_ 0 07 0 0 05 4,
Area of each Existing Future Land Use Category
Total Uplands: 32.18 acres
Total Wetlands: 0
Total Submerged: 44.07 acres (8.75 @ Matanzas Pass, 35.32@ Hurricane Bay)
Current Zoning: Suburban, Wetlands, IL, CM, IM, and Urban Community
Current Future Land Use Designation: Urban community, Suburban, and
Industrial
Existing Land Use: Seasonal RV Park, Light Industrial, Commercial, Marina

C. State if the subject property is located in one of the following areas and if so how

does the proposed change affect the area:
Lehigh Acres Commercial Overlay: NIA
Acquisition Area: NIA
Joint Planning Agreement Area (adjoining other jurisdictional lands): NIA
Community Redevelopment Area: San Carlos Island Water-Dependent Overlay
Zone

D. Proposed change for the Subject Property: Creation of a New Land Use Category
that reflects the history and best use of the property. This will be done thru a text
and map amendment

e —

Comprehensive Plan Amendment Application Page 4



San Carlos Island-Comp Plan Amendment

E. Potential development of the subject property:

1. Existing today
RV Units: 271 units on 14.83 acres of uplands for a density of 18.27 units
per acre, or 36.05 acres of upland and submerged lands for a total
density of 7.52 units per acre
Live aboard: 127-250 units
Commercial acres: 11.98 acres with potential for 101,830 square feet of
commercial based on 8500 feet per acre
Industrial acres: 5.34 acres with development potential for 53,400, of
industrial space based on 10,000 per acre
Submerged Land: 44.07 with a potential to add additional live aboard and
boat slips at the north property of approximately 350units

2. Calculation of maximum allowable development under existing FLUM:
Residential Units/Density: 134 units
Live a board: 600 units
Commercial intensity: O
Industrial intensity; 145,000 square feet
Boat storage: 500

3. Calculation of maximum allowable development under existing overlay:
Residential Units/Density: 134
Live a board: 600 units

Commercial intensity: O ,w ‘ 2 T TR
Marine Industrial intensity: 125,000 @ QP So Ul i IIJ‘r
Marine Support facilities: 20,000 . IV,

l

Boat storage: 500 ) ﬂ,qw\ 7 1 2008

4. Calculation of maximum allowable development unde[;pmggged ELUM:
Residential Units/Density: 600 units for a density of 11 units per total
acres of submerged and uplands or 30 units per acres of total uplands.
Live aboard: 199
Mixed Use commercial intensity: 300 unit hotel with associated amenities,
marina uses with 500 boat storage building, and 98,000 square feet of
commercial
Live aboard: 250 units

Industrial intensity: (O)

IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall inciude 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

M

Comprehensive Plan Amendment Application Page 5
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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.

The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1. Provide any proposed text changes.
(See Attachment 1-A)

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.

(See Attachment 2-A) £ 20 07-0 0 05 1

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.

(See Attachment 3-A)

4. Map and describe existing zoning of the subject property and surrounding properties.
(See Attachment 4-A)

5. The legal description(s) for the property subject to the requested change.
(See Attachment 5-A)

6. A copy of the deed(s) for the property subject to the requested ch A B = Q
(See Attachment 6-A) Opﬂ, MAY 2 1 2008

7. An aerial map showing the subject property and surrounding propqr}tg'%
(See Attachment 7-A) C ;

8. If applicant is not the owner, a letter from the owner of the property authorizing the
applicant to represent the owner.
(See Attachment 8-A)

B. Public Facilities Impacts

NOTE: The applicant must calculate public facilities impacts based on a
maximum development scenario (see Part Il.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

W

Comprehensive Plan Amendment Application Page 6
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San Carlos Island-Comp Plan Amendment

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.);

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. 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),

Comprehensive Plan Amendment Apy Page 7
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San Carlos Island-Comp Plan Amendment

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 (See Attachment B-2a)

b. Potable Water (See Attachment B-2a)

c. Surface Water/Drainage Basins (See Attachment B-2b)

d. Parks, Recreation, and Open Space. (See Attachment B-2c)
Analysis should include (but is not limited to) the following:

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

« 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:

a. Fire protection with adequate response times; (See Attachment B-3a)

b. Emergency medical service (EMS) provisions; (See Attachment B-3b)

c. Law enforcement; (See Attachment B-3c)

d. Solid Waste; (See Attachment B-3d)

e. Mass Transit; and (See Attachment B-3e)

f. Schools. (See Attachment B-3f)

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.

FCEIVE])

MAY 212008 o~ 5007-0005 1

COMMUNITY DEVELOPMENT
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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). (See Attachment C-1)

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

3. A topographic map with property boundaries and 100-year flood prone areas
indicated (as identified by FEMA). (See Attachment C-3)4. A map delineating
wetlands, aquifer-recharge areas, and rare & unique uplands. (See Attachment
C-4)

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). (See
Attachment C-5

"

RECE

. MAY

pcill2007-0005 1
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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. (See
Attachment D-1)

2. A map showing the subject property location on the archeological sensitivity
map for Lee County. (See Attachment D-2)

E. Internal Consistency with the Lee Plan (See Attachment E)

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.

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.

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.

« H2007-0005 1
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F. Additional Requirements for Specific Future Land Use Amendments
(See Attachment F)

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 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

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

4. 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. (See Attachment G)

Item 1: Fee Schedule | Map Amendment Flat Fee

=
i

T TR
D CEIVE
Map Amendment > 20 Acres i\

Small Scale Amendment (10 acres or less) i MAY 2 1 2008
Text Amendment Flat Fee

s

COMMUNITY DEVELOPMENT

$2,000.00 each
$2,000.00 and $20.00 per 10 acres
$1,500.00 each

$2,500.00 each ﬁ)AZ 007-0005 1
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AFFIDAVIT

l, Joseph M. McHarris , 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 betlief. | 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 S licagtion.

Signature’of owner or owner-authorized agent Date

_Josgph M. McHarris HOSEPH MArer\s
Typéd or printed name

STATE OF FLORIDA)
COUNTY OF LEE)

) o}
The foregoing instrument was certified and subscribed before me this H day of 5&;’;&%@_,
by JOSELH M MALRIS , Who is personally known to me or who has produced
A as identification.
L{Wu.-w —
(SEAL) Signature of notary public .
“Ti TARA ROE §
Printed name of notary public 3 b il
IXWES Bonded (B00}432-42543
e oo IS Notary Ao, 0

RECEIVE])

MAY 2 1 2008

COMMUNITY DEVELOPMENT

@%2007-00051
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Lee County Comprehensive Plan Amendment

Strap Numbers/Addresses

ECEIV "“]D)

MAY 2 1 2008

OMMUNITY DEVELOPMENT

v
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19-46-24-00-00022.0010

HANSON MARINE PROPERTITES INC
SALTY SAMS MARINA
2500 MAIN ST

FORT MYERS BEACH FL 33931(material testing)

19-46-24-00-00023.0020

WISCONSIN DISTRIBUTORS INC
2500 MAIN ST

FORT MYERS BEACH FL 33931(boat storage)

19-46-24-00-00022.0000

WISCONSIN DISTRIBUTORS INC
2500 MAIN ST
FORT MYERS BEACH FL 33931(ss bar)

19-46-24-00-00021.001A

HANSON MARINE PROPERTIES INC
2200 MAIN ST
FORT MYERS BEACH FL 33931(PK)

19-46-24-00-00021.0070

OYSTER BAY LAND CO r @ ;rrr. Ty
BOB BEASLEY | u:
1711 MAIN ST |

i 1 71
FORT MYERS BEACH FL 33931 (water) MAY 2 1 2008
19-46-24-00-00021.0040 COMMUNITY DEVELOPMENT
OYSTER BAY LAND CO
BOB BEASLEY
1711 MAIN ST 2007—0005 1
FORT MYERS BEACH FL 33931(3/3) ~
Strap Number/Address Page 2
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19-46-24-00-00021.0020

OYSTER BAY LAND CO

BOB BEASLEY

1711 MAIN ST

FORT MYERS BEACH FL 33931(2/3)

19-46-24-00-00021.0000

OYSTER BAY LAND COMPANY
BOB BEASLEY

1711 MAIN ST

FORT MYERS BEACH FL 33931

19-46-24-00-00021.0010

EBB TIDE RV PARK LLC
2500 MAIN ST
FORT MYERS BEACH FL 33931(1/2)

19-46-24-00-00021.000A

EBB TIDE RV PARK LLC
2500 MAIN ST
FORT MYERS BEACH FL 33931(2/2)

19-46-24-00-00021.0030

OYSTER BAY LAND CO

BOB BEASLEY

1711 MAIN ST

FORT MYERS BEACH FL 33931

19-46-24-00-00021.0050

OYSTER BAY LAND CO

BOB BEASLEY

1711 MAIN ST

FORT MYERS BEACH FL 33931

RECEIVE])

COMMUNITY DEVELOPMENT

¢l 2007-0005

e

Strap Number/Address
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19-46-24-00-00021.003A

OYSTER BAY LAND CO

BOB BEASLEY

1711 MAIN ST

FORT MYERS BEACH FL 33931

}EIE@EWE@

MAY 2 1 2008

COMMUNITY DEVELOPMENT

oila07-0005 %
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Lee County Application for a Comprehensive Plan Amendment

Attachment A-1

Proposed Text Changes

i MaY 212008

COMMUNITY DEVELOPMENT

(r2007-000% 1
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w

GOAL XX: DESTINATION RESORT MIXED USE WATER DEPENDANT LANDUSE
(DRMUWDL) To create a land-use category that considers the history, the uniqueness of the land, while
correcting some of the problems that are present today with zoning and out-dated uses, while providing a
mechanism to create the future for the area.

OBJECTIVE XX.1: To ensure that Destination Resort Mixed Use Water Dependant Land-use are located
in the most appropriate area within the future land use category.

POLICY XX.1.1: The Mixed Use Water Dependant Land-use Overlay Map, Map X, shows those
locations that are appropriate for the development of Mixed Use Water Dependant Uses. The areas
depicted on Map X are consistent with the application of the following locational criteria:

1. Located in areas characterized by predominantly outdated RV type living facilities meant for
temporary habitation without individual type land ownership

2. Located in areas characterized as predominantly impacted by a declining water dependant industry like
commercial fishing or other and with a minimum of 25 acres of contiguous lands under unified control.

3. Located within costal wind zone areas depicted as 100 Year Flood Plains, as illustrated on Map X of
the Lee Plan

4. Located in areas with direct access to existing roadways and navigable bodies of water.
5; Located in an area with multiple zoning conditions that may not be suitable for each other

POLICY XX.1.2: Destination Resort Mixed Use Water Dependant land use category will only be
allowed, subject to the other requirements of this Goal, in the areas depicted on Map X, Mixed Use Water
Dependant Facilities

OBJECTIVE XX.2: GROWTH MANAGEMENT. Development of Mixed Use Water Dependant fc::)

Facilities areas must be consistent with the growth management principles and practices as provided u&i f(a
the following policies. Z}»"J

POLICY XX.2.1: Destination Mixed Use Water Dependant land use category will be will amend by —
December 2009 by the Lee County Land Development Code (LDC) to include provisions for a new L_;h:g
Mixed Use Water Dependant Facilities Planned Development zoning category.

POLICY XX.2.2: Approved Destination Resort Mixed Use Water Dependant land Use Developme 3
will automatically expire, reverting to the original zoning category, if a Lee County Development o
not obtained within five (5) years of zoning approval.

POLICY XX.2.3: Destination Resort Mixed Use Water Dependant land Use location must have adequate
fire protection, transportation facilities, wastewater treatment and water supply, and provided further that
they have no adverse effects such as noise, lighting, or odor on surrounding land uses and natural
resources.

POLICY XX.2.4: Destination Resort Mixed Use Water Dependant land use category may only be located
in the areas depicted on the Mixed Use Water Dependant Facilities Map, Map X. Adjacent contiguous

m
Proposed Text Changes (A-1) Page 2
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San Carlos Island-Comp Plan Amendment

properties may be added to the category with an update to the map and amendment to the overall existing
master plan. All existing and new shall be under unified control.

POLICY XX.2.5: Applications for Destination Resort Mixed Use Water Dependant Facilities
development will be reviewed and evaluated as to their impacts on, and will not negatively affect, any
adjacent, existing residential, commercial or conservation activities.

POLICY XX.2.6: Destination Resort Mixed Use Water Dependant land use- will be included in the Lee
County Zoning Regulations and may be the subject of deviation requests during the "planned
development" rezoning process. This provision is intended to encourage joint use of parking, access
easements, and storm-water retention facilities where such joint use does not negate the essential purpose

of the district

OBJECTIVE XX 3: COMMERCIAL LAND USES. This amendment recognize the unique conditions
and preferences of San Carlos Island and is being developed to ensure that new development areas create
a unified and pleasing aesthetic/visual quality in landscaping, architecture, lighting and signage, while
provide for employment opportunities, while eliminating uses that are not compatible with adjacent uses.
Existing and future county regulations, land use interpretations, policies, zoning approvals, and
administrative actions should be undertaken in an effort to promote the goal of redevelopment for the
island with increased mixed use opportunities to service the needs of the community and surrounding
areas. County regulations should attempt to ensure that commercial areas maintain a unified and pleasing
aesthetic/visual quality in landscaping, architecture, lighting and signage. Commercial land uses must be
designed to be compatible Old Florida and Florida Vernacular styles of architecture and the historic
identity of the island.

POLICY XX.3.1: The property owners of lands designated DRMUWDEF shall utilize innovative open
space design, mixed use concept that integrate well designed pedestrian/bicycle connections to
commercial and, locations on or a walk-able distance to mass transit service.

POLICY XX.3.2: The cost for the provision and expansion of facilities for potable water and sanitary

sewer that benefits development in the Amendment area will be borne by those who benefit. Such funding

may include (but is not limited too), impact fees, special taxing or benefit districts, or Uniform
Community Development Districts. The cost for these types of improvements will not be borne by the

county in full.

POLICY XX.3.3: The cost for the provision and expansion of facilities necessary to comply with the
recommendations of the amendment that benefits development will be borne by those who benefit. Such
funding may include (but is not limited to) impact fees, special taxing or benefit districts, or Uniform
Community Development Districts. The cost for these types of improvements will not be borne solely by
the county.

POLICY XX.3.4: The DRMUWDF is an area which provides the associated support development and
synergism to create a viable destination type development. This sub-category allows a mix of land uses
related to and justified by the development. Predominant land uses within this area are expected to be
residential, commercial, transitory lodging, office, public, recreation, and development all with a water
related aspects.
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San Carlos Island-Comp Plan Amendment
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POLICY XX 3.5: The following uses are prohibited within the DRMUWDEF : "

e Drive thru facilitates

e Big box retailers and single free standing retail facilities greater than 20,000 square feet.

POLICY XX.3.6: This amendment mandates commercial developments within the boundaries to provide
interconnect opportunities with adjacent uses in order to minimize access points onto primary road
corridors; and residential developments to provide interconnect opportunities with commercial areas,
including but not limited to bike paths and pedestrian access ways.

OBJECTIVE XX.4: RESIDENTIAL USES. This amendment will enhance the residential character of the
Old San Carlos Island by evaluating adjacent uses, natural resources, access and recreational or open
space, and requiring compliance with enhanced buffering requirements. It will also replace the existing
non compliant stock of seasonal RV’s with new flood and hurricane resistant facilities.

POLICY XX.4.1: This amendment will provide opportunities for public access to the water and shall
include provisions for bicyclists/pedestrians.

POLICY XX.4.2: Road capacity improvements needed within the within and to the property to serve

/L)/

POLICY XX.4.3: This amendment will allow for the transfer of RV densities to residential ata I to 1
ratio.

demands generated outside the community will be designed to minimize the impacts on the community E

OBJECTIVE XX 5: COMMUNITY CHARACTER. The amended area will propose regulations, policies
and actions affecting the character and aesthetic appearance of the development to help create a visually
attractive community while maintain the rich heritage of the island.

POLICY XX.5.1: In order to maintain the Old Florida Marine identity for the community, commercial C: :3;
developments are shall use vernacular Florida architectural styles for all buildings. (See design standards) ;

The use of Mediterranean styles of architecture is discouraged.
"‘ﬁ!
POLICY XX.5.2: In order to create open space, storm-water management system, walking paths, ect the
existing heights limitations will need to be changed to allow for these. The new height limit will be 22 g_ﬁj;
stories over parking {:}‘,
‘i‘}\

POLICY XX.5.3: In order to preserve/enhance/restore the heritage and natural beauty of this island. The “——

=
project will provide an educational component to project with the objective of educating the public on its m »

unique quality and rich heritage and means to protect the area. This will be done with descriptive display,
multimedia presentations and other proven means to educate and inform.

OBJECTIVE XX.6: COORDINATION OF MASS TRANSIT. The development will establish dlalogue
to coordinate a-ma A ARV h velop and % ; Bea

the county’s TDP (Transit Development Plan) as well as county transit staff and the staff of the town of
Fort Myers Beach.

M
e oo 4 —/4—/4 4 4 4 4 4 4 4 4 /77—
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San Carlos Island-Comp Plan Amendment
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POLICY XX.6.1: Mixed-use developments, as defined in the Lee Plan, and mixed-use developments
containing both commercial and residential uses within the same development shall provide for an
integration of commercial with residential uses with pedestrian linkages are strongly encouraged which
will be allowed densities consistent with the Urban Community future land use designation, mixed-use

developments will be limited to an overall density (excluding commercial) of 15 dwelling units per acre
at those locations.

Bicycle & Pedestrian facilities will be provided throughout the development. Connections between all

uses are required to facilitate these alternative modes of transportation. When possible, connections to
adjacent developments will be provided.

Vehicular connections between residential and non-residential uses will be provided to facilitate the
internal capture of trips. When possible, connections to adjacent developments will be made to provide
alternative access to the non-residential components of this development other than the Main Street.

POLICY XX.6.2: Lee County will work with the community and private landowners to identify
opportunities to maintain and enhance public access to the water.

OBJECTIVE XX.7: INCORPORATION and UTILIZATION OF MULTIMODAL AND ALTERNAIVE
MODES OF TRANSIT. The development will establish a comprehensive approach to multimodal and
alternative modes of transportation for its residents and guests. These will include, but not be limited to

mass transits stops (minimum of one), bicycle rental, integrated network of sidewalks and board walks,
Airport shuttle services and water-taxi transportation facilities

POLICY XX.7.1: The project will establish a water taxi /shuttle service to and from the property to Fort
Myers beach. The shuttle will be open to guest, residents and outsiders wanting an alternative access to
the island. Hours of operation will be determined based on market conditions but will at a minimum
provide two trips daily to and from the islands each day of the week.

POLICY XX.7.2: The project will establish an airport shuttle service to and from the Southwest Florida
International Airport. The shuttle services hours of operation will be determined based on market

conditions and can either be a fixed route shuttle or a point of demand service type or combination
thereof. '

POLICY XX7.3 :

=
As part of this amendment the existing roadways that are adjacent to the project will be evaluated with WQ ‘:-é
cross-sectional analysis to identify needed upgrades for safety and bus access to and from this property. P «

.. . . . . .. .
At a minimum one bus stop will be provided to Lee Tran standards or better. Sidewalk upgrades offsite E;"‘*

will be provided where none are provided. Side walk improvements will be eligible for road impact fee L*;:?‘;'fﬁil
credits.

POLICY XX7.4

Where Projects are intersected by public roadways for developments greater than 32 acres and with a split

greater than 15%, some sort of grade separation will be provided for safe pedestrian and bicycle access
between the properties.

w
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San Carlos Island-Comp Plan Amendment
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OBJECTIVE XX7: GENERAL SITE DEVELOPMENT STANDARDS. The site design for projects
within this development will consider the individual characteristics of their site, along with the overall
context of the development. This will be done by careful consideration of the site design with respect to
the local climate, existing structures and adjacent vegetation, transportation access and the impact (both
positive and negative) that the building or structure may have on adjacent areas.

POLICY XX.7.1: DRMUWDF shall seek solutions that minimize the impact of grading with respect to
the removal of natural vegetation and the major alterations of existing grades.

POLICY XX 7.2: The orientation of the building(s) should take into account any existing native
vegetation, parcel configuration, solar orientation, access, adjacent structures and views.

POLICY XX 7.3: The impact and intensity of the paving, minimizing of clearing limits, and aesthetics are
important factors to be considered in the design of the project entries, parking areas and roads.
Landscape, circulation signage, lighting, striping and changes in paving materials should be coordinated
to enhance circulation. Parking areas shall be designed to avoid long rows of parking spaces without
adequate landscaping. All parking areas and driveways should be paved using pervious materials when
applicable.

POLICY XX 7.4: Attention shall be given to the locations of pedestals and transformers as they relate to

aesthetics. All utilities shall be installed underground. Any utility items, which must protrude above
ground for service, access, safety, or code, must be screened with a wall, fence, and/or landscape
elements.

POLICY XX 7.5: Lighting shall be used to accent key architectural elements, to emphasize landscape
features, and to provide a safe and enjoyable environment. The outlining of a building or roof with
lighting is prohibited. Exterior Light sources must be concealed where possible and all light shall be in
shades of white. Colored lights are prohibited. No spillover of light can occur on neighboring properties
and lighting must be shielded to prevent glare. Tree-up lighting shall be concealed underground or in
shrub masses. Garden lights or walkway bollards should direct the light downward with a concealed light
source and shall be incorporated into landscape beds.

Parking lot light fixtures shall not exceed 25 feet in height and lighting located in pedestrian areas shall
not exceed 15 feet. No “cobra” head style fixtures are permitted. Light fixtures should either be designed
as an integral design element that complements the design of the project through style and material or
blend into the landscape by the use of muted colors and simple designs. Exterior light fixtures are
encouraged to be either wrought iron or cast aluminum. Mill finish metal is allowed. Building mounted
security and service area lighting fixtures must not project above the fascia or roofline of the building and
must be shielded. Such fixture and shields must be a harmonious color with the building. Security
fixtures may not be substituted for parking lot or walkway lighting and are restricted to loading, storage,
service and other similar locations.

w
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San Carlos Island-Comp Plan Amendment
M
POLICY XX 7.6: No wall, screen, or fence of any kind may be constructed unless they are architecturally

compatible with those of the building and the landscaping. The design of these elements shall appear
seamless with the building and/or landscaping.

POLICY XX 7.7: The project will provide to the inhabitants and guest an area of last refuge should
anvone not heed the warnings of an impending storm. This area is not to be advertised as a hurricane
shelter, but as a place of last resort.

OBJECTIVE XX 9: SERVICE AREA AND EQUIPMENT. The intent of this section is to ensure that
service and function areas are planned and designed to have the least amount of impact on the general
public and adjacent neighbors. This can be accomplished by providing adequate space and incorporating
these elements into the project at an early stage.

POLICY XX 9.1 No materials, supplies, or equipment shall be stored in an area on a site except inside a
closed building or behind a suitable barrier so as not to be visible to the general public or to an adjoining
site. Loading doors and service areas shall be screened, and/or buffered by landscaping, so as not to be
visible from any street or from any adjoining residential site. Adequate area shall be provided on site for
all loading and maneuvering of trucks and other vehicles in order that such operations will not be carried
out in the street.

POLICY XX 9.2: Screening devices must be of a height at least equal to that of the material or equipment
being screened. . The design, material, textures, and colors of screening devices shall be architecturally
compatible with those of the building and with the landscaping. The design of these elements shall
appear seamless with the building and/or landscaping. Frequently, planting material can provide an
effective screen offering the same opaqueness of a wall. Plantings should be considered to soften the
“hardness” of man-made screens.

OBJECTIVE XX.10: ARCHITECTURAL STANDARDS. The architectural theme for the development
exhibits characteristics of early Florida building traditions. A common architectural theme based on the
Jocal region, along with local interpretations of these styles, is required for all buildings within the
development including ancillary buildings. All buildings should complement their surroundings. The
horizontal landforms, local climate, and-subtrepical native vegetation, should dictate the dwelling location
and form. The architectural details and definition shall consider all sides of the building and include, but
not be limited to, banding, accent materials, roof character, and window treatments. The policies have
been set to help create a visually attractive community

POLICY XX 10.1: Large blank unadorned walls will not be permitted. All equipment shall be screened
and be placed out of view. Natural materials and paint colors shall be in warm earth tones for the exterior
of buildings and structures.

POLICY XX 10.2: Special attention should be given to scale and proportion to the building site as itis of
major importance to the development. The scale relationship of each building component shall relate to
the overall massing for the project. The introduction of characteristics such as steep roofs, detailed eaves,
balconies, and other building ornamentation is encouraged to customize the mass and design of an
individual building or large structures. Retaining walls, planter walls, and privacy walls should be used to
break up the elevations of a building and help relate the structure to the ground.

M
E————————————— e ————————————————————————
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San Carlos Island-Comp Plan Amendment

POLICY XX 10.3: Architectural details and design (such as changes in plane, height, texturing, banding,
etc.) shall be considered in each elevation to give large surfaces and structures interest where appropriate.
Equal attention to detail and architectural definition must be given to all sides of the structure, including,
but not limited to, the foundations, banding, accent materials, roof character, and window treatment.

POLICY XX 10.4: The following architectural details shall be considered in the design of each building:

2 A\Y A= o] 3
Varying roof heights '}ﬁ (FEIA ‘-\V f E
Mix of hip, gable for roofs, flat and varying slopes \t’\ o = ii[',,
Detailed windows and/or doors -’ MAY 7 1 2008
Decorative shutters »
Windows with muntins COMMUNITY DEVELOPMENT

Recessed windows

Railings and associated details

Cantilevered balconies

Verandas and courtyards

The appearance of “thick” walls ﬁ‘Qe A/ 2 0 07 - 0 0 0 5 1
Decorative chimneys, tower or other roof apparatus

Exposed rafter tails

Planters, pergolas, and trellises

Clap board siding or Textured “hand-troweled” wall finish or smooth stucco with banding
Metal of flat tile roofs

Exterior stairs

POLICY XX 10.5: Colors and materials are an intricate part of the Architecture and landscape for this
development. Warm and rich colors that are evocative of the coastal region shall be considered when
selecting colors for this project. An example of inappropriate color is a bright color used for large areas of
wall and roof surfaces.

POLICY XX 10.6: Materials expression within the architecture includes massive wood beams, supported
rooflines, cantilevered balconies and other decorative elements. Beams should be made of redwood,
cedar or cypress with a finish that is rough-cut. Walls should be made of clap board or textured stucco or
simulated limestone that adds richness to the wall surface. Decorative metals for gates, railings, and other
decorative details should be finished black, dark bronze,, galvanized or copper. Stone and simulated
stone should be rough or smooth and laid in a fashion appropriate to the style of architecture. Materials
like coral rock, limestone, granite, pre-cast concrete, or architectural foam should be used as decorative
detailing at windows, doors, for wall material, or other decorative areas on the building. Vinyl or wood is
siding is discouraged.

POLICY XX 10.2: Preferred building materials are:
e Cementious lap siding.

e Painted stucco in natural earth tones; anodized or paint finish is required on all metal surfaces
including windows, flashing, drips, and caps, in colors complimenting or matching the approved
colors.

e Fascias must be constructed of cedar or redwood or other similar material and painted to match
the trim color. Soffits must be of wood or stucco. Metal or vinyl soffits are prohibited.

ﬁ
EEE————————————————— e ——————————————————
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San Carlos Island-Comp Plan Amendment

e Foam products used on the exterior of buildings shall be installed to meet industry standards to
ensure quality construction and be detailed away from areas that are in high traffic areas.

POLICY XX 10.7: All buildings shall have pitched roofs or simulated pitched rooflines. The minimum
roof pitch allowed in the Development is 4 in 12. Overhangs may vary as necessitated by architectural
design and these design guidelines. The typical roof overhangs are very wide to protect from the sun &
rain and to provide passive energy conservation. Flat roofs are not allowed unless accompanied with a
full parapet. Flat walls with parapets are not allowed unless consistent with the vocabulary of the
architecture. Parapets may be appropriate in certain situations above walkways and in conjunction with a
coordinated signage design or as a decorative element. Roofs shall have a minimum overhang of 2 feet
on the eaves and 1 foot on gable ends or as noted otherwise in these standards. Fascias must be a
minimum of 10 inches. No metal fascias are allowed.

POLICY XX 10.8; All rooftop equipment must match roofing colors and be placed as inconspicuously as
possible, preferably located near the rear elevation. Exposed flashing, gutters, and downspouts must be
painted to match the fascia and/or walls of the structure or be made of copper and left to weather to
natural patina. Preferred roof materials: flat roof and or Standing seam metal roofs

POLICY XX 10.9: Buildings must have a minimum overhang of 24 inches with a 10inch fascia (gable
ends may utilize a one foot overhang with a 10 inch fascia), or a minimum of 14-inch overhang and a 10”
fascia when associated with a cornice, banding, or corbels (minimum height of 8 inches).

POLICY XX 10.10: Windows and doors are often dominant elements in the design of buildings. The
trim around these openings thus becomes and important feature to link the openings to the buildings.
Windows should utilize clear glass or a tinted glass of bronze, gray, green, or smoked colors. No
reflective glass or tinting may be used. Aluminum window frames in white or with warm, earth tone
finishes such as bronze, sepia, ochre, and terra cotta are permitted. Mill finished aluminum is prohibited.
Windows within stucco walls on all facades shall provide architectural detailing or be banded. Window
openings should follow classic geometry that includes both square and rectangular widows. Radius or
arched top shapes are encouraged in accent areas.

POLICY XX 10.11: Awnings shall be designed as an integral part of the project or building and should be
associated with an opening. Awnings shall be made of canvas and shall not be backlit. Awnings shall not
be connected to another elevation or be used above the roofline of a building.

POLICY XX 10.12: Shutters are encouraged as an integral part of the building design when appropriate.
Shutters should be designed and sized according to the opening it is associated with.

POLICY XX 10.13: Doors constructed of wood are encouraged. Heavy, rustic plank doors are a
signature element of buildings and entrances. Recessed doorways, giving the appearance of thick walls,
are encouraged. Ornamental iron or aluminum gates used as part of the entry sequence are encouraged.
Service and emergency exit doors shall be painted the same color as adjacent walls

POLICY XX 10.14: Covered walkways/loggias are required on the front of all buildings and shall be
constructed of a material that is consistent with the overall look and design for the building/project.

RECEIVE]) whaoo7-00051
BT MAY 21208
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San Carlos Island-Comp Plan Amendment

POLICY XX 10.15: Accessory buildings shall be consistent with the style of the main buildings. An
accessory building must be of the same color, material, and architectural style as the main building or of
color, material, and style that is generally recognized as complimentary to that of the main structure. Any
utilities servicing accessory buildings shall be installed underground. Freestanding metal utility sheds or
storage sheds are not permitted.

POLICY XX 10.16: Parking Garage and Structures

Intent: to hide the function / storage of the cars in an aesthetically pleasing manner. All garage structures
shall be design with punched openings and closed corners. The following are acceptable means of
masking commercial garages:

e Liner Buildings can be placed in front of garage structure to disguise the function. Liner buildings
are structures placed in front of the garage structure and can be functional or non functional.
Liner building shall be designed with multiple facades.

e Landscaping

e Combination of liner buildings and landscaping E g ﬁ \W [QLD

MAY 2 1 2008 h
POLICY XX 10.17: Boardwalk area

Intent: to provide guidelines for the development of a boardwalk along e Yotithérk poitich of the &
property that promotes a multitude of activities that are waterfront related multiple routes to the
boardwalk shall be provided. The area between the boardwalk and the main buildings shall be provided
with both active and passive spaces for the enjoyment of guests.

Boardwalk-Minimum width shall be 6°0”and shall have a large portion of the water front at 12 feet or
greater for the majority of the water. The boardwalk will be made with Materials or a combination of
materials that are durable and ADA compliant.

Kiosks -These are encouraged along the boardwalk at appropriate intervals and in various sizes. They
may provide services or information. Kiosks shall be designed to be architecturally compatible with the
main building.

POLICY XX10.18 Landscape Standards M 2007-000 51

DESIGN INTENT

It is intended that nature be an integral design component with the building and site plan for this project.
The landscape should be carefully designed and detailed to heighten one’s sense of nature as well as to
promote health of the plant species within the community. A landscape design that incorporates
Xeriscape principles to conserve water is required. Indigenous plant preservation/enhancement and
buffering shall be provided in accordance with the zoning regulations of Lee County.

Views from the roadways, and adjacent properties toward a landscaped area should complement the
appearance of the building. All front, side and rear building setback areas must be landscaped and should
contain primarily native plants. A minimum of 70% native plants must be used in the landscape design.

M
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Corners of the building shall be landscaped with trees and under plantings to soften the buildings edges.
All shade trees must be planted at a minimum height of 14°-0”. Palms should be planted in cluster of

three or more and shall be a minimum height of 16” feet at planting. Specimen palms may be used similar
to shade tree placements in the landscape design of the project.

Ornamental plantings should be used close to the building. Existing native plants that are preserved may
be credited for these requirements. A listing of approved and disapproved planting material has been

provided in the index for your review.

Shrub masses can be used to channel winds, buffer intruding noises and views. and screen private areas.
All shrub plantings should be massed in groupings of three or more plants. Linear hedges or box-clipped
shrubs are not allowed within the buffers. Larger shrubs and plantings may be required at large wall and

fencing areas.

To prevent the further infestation and choking of native plants, all species on lee counties list of exotics
shall be removed including but not limited to:

Australian Pine - Casuarina equisetfolia

Punk Tree or Cajeput - Melaleuca leucandendra

Brazilian Pepper - Schinus terebinthifolius

Downy Rose Myrtle - Rhodomytus tomentosa @E@EEME®
§

Air Potato — Dioscorea bulbifera -
’ MAY 7 1 7008

Lather Leaf — Colubrina asiatica

SOMMUNITY DEVELOPMEN
Climbing Fern — Lygodium spp.

Java Plum — Syzygium cumini

Catclaw Mimosa — Mimosa pigra
Earleaf Acacia - Acacia auriculiformis ! C/Gg(z 0 07 - 0 0 0 5 1

Women’s tongue — Albizia lebbeck

Laurel Fig — ficus microcarpa

PARKING AREAS AND ISLANDS

Parking areas shall provide a hedge type buffer at the perimeter of the parking area. A landscape buffer
shall be provided between the building and the drive or parking area for all public areas. A landscaped
parking island shall be provided per county code. Landscaping shall be provided at each island with a

minimum of 1 shade tree (or 3 palms) and 8 (three gallon) shrubs.

w
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OBJECTIVE XX.11: WATER QUALITY, QUANTITY, AND SURFACE WATER RESOURCES.
Destination Resort Mixed Use Water Dependant Facilities must be located, designed and operated in such
a way that they will not degrade the ambient surface or groundwater quality. These facilities must be
located, designed and operated in such a way that they will not adversely impact the surrounding existing
water. The location, design and operation of Mixed Use Water Dependant Facilities must maintain or
improve the storage and distribution of surface water resources.

POLICY XX.11.1: Any Destination Resort Mixed Use Water Dependant Facilities proposed within the
Jand use category must cooperate with Lee County and SFWMD in implementing an overall surface
water management plan as outlined in Objective 60.2 and 117.1. Compliance with these Policies must be
demonstrated during Development Order approval.

OBJECTIVE XX.12: WILDLIFE. The Jocation, design and operation of Destination Resort Facilities will
incorporate preservation and/or management activities that restrict the-unneeessaty loss of wildlife habitat
or impact on protected species, species of special concern, threatened or endangered species.

POLICY XX.12.1: The development will not have an advetse impact on any existing, viable on-site
occupied wildlife habitat for protected species, species of special concern, threatened or endangered
species.

POLICY XX.12.2: Through the development review process, Private Recreation Facilities will be
designed and operated to conserve critical habitat of protected species. This will be accomplished through
regulation, incentives and public acquisition. '

OBJECTIVE XX.13: NATURAL RESOURCES. Destination Resort Facilities must be located, designed
and operated to minimize environmental impacts, and where appropriate, protect, enhance and manage
natural resources such as, waterways, wetlands, natural water bodies, and indigenous uplands.

POLICY XX.13.1: All retained onsite natural areas, must be perpetually managed by the owner(s), or
their assignees, with accepted Best Management Practices. The type of management techniques will be
determined by the specific plant community. A natural area land management plan must be submitted to
the Lee County Division of planning prior to the approval of a final local development order. This policy
does not preclude areas that have been compromised in the past to be designed in such a way as to be
assessable to the public for environmental and educational purposes. Management techniques addressed
in the plan must include, but not be limited to the following:

» Exotic pest plant control; - “:’*I ;"-i = ‘ﬁ* ,"',,_. FTETR

« Removal of any trash and debris;

: : MAY 2 1 2008
» Restoration of appropriate hydrology; MAY 2 1 2008
» Native plant restoration, where appropriate;

s Discussion of flora and fauna; . QPA 2 0 07 = 0 0 05 1

» Retention of dead trees and snags.
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POLICY XX.13.2: The development will minimize adverse effects on wetlands and riparian areas.

POLICY XX.13.3: Destination Resort Mixed Use Water Dependant Facilities must be designed to
preserve a minimum of 20% of on-site, indigenous native upland habitat.

POLICY XX.13.4: The development will incorporate energy and resource conservation devices, such as
green building technologies

OBJECTIVE XX.14: INTERDEVELOPMENT COORDINATION WITH THE TOWN OF Fort Myers
BEACH. Due to the unique location and proximity to the town of Fort Myers Beach the development will
commit to working with the town to propose and resolve concerns.

POLICY XX.14.1: The developer will set up and coordinate a dialogue with the town to review parking
and access issue during the Development order process.

POLICY XX.14.2: The developer will provide a liaison to any harbor planning committee to coordinate
activities in and around the Harbor

RECEIVE)
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Existing Land Use Map
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Lee County Application for a Comprehensive Plan Amendment
Attachment A-4

Existing Zoning Map

@[E@[EWEﬁ

MAY 7 1 2008

COMMUNITY DEVELOPMENT

7-0005

pcfi20°

Existing Zoning Map (A-4) Page 1



%BY Z690-BLH-6ET » 1690-B1-GET
GUBEE H SRk ey
LD SN “pg uenibs wied jekoy 00S L

4 G ) BIQIRRILE!
e e rt dVIN ONINOZ

Allwe4 s(BuIs |enuspisay
Awe4 adiyniy

Ajiwe 4 sidiiniy

Hod

juawdoiaasg

pPauUe|d SWOH 3[IGO

|BIIUSPISSY SWOH S[IG0N
juawdo|saaQg

psuue|d |euisnpuj
|BLISNPU| SULB
[21asnpuUl BN
|BIDISWWOY) ISUNO |
|BI3J3WWOY SULB
uswdojarag pauue|d
sail|Ioe4 AIUNWWo)

[BIJaWWOo)) AUnWwo)

[BIoJaWwWwo)
|E1DJBWWOYD
|BIoJaWWo)

|elnynouby

Auadoug y09lgng




San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment A-5

Legal Description of Property

FCEIVE])
!@ & u
v MAY 2 1 20D

COMMUNITY DEVELOPMEN

ih2o®

Legal Discription (A-5) Page 1



ENVIRONMENTAL LAND_ SERVICES, INC.
3677 CENTRAL AVENUE _ SUITE G

PORT MYERS, FLORIDA 33901

PHOVE (3 2748120 ELS

A6 @9 2489 LB 5986

,

f

: LEGAL DESCRIPTIONS FOR
BOUNDARY SURVEY 2007-1114, PAGE 1 OF 2

PARIEL
That Porton O The Eat HlF Gast 3 OF Te Vest HF Qiest 1 0F Govereent Lok 3 Lyg Sl OF o Street 43 Font Rght-0f-Vay) Tn Section 19,
Tomship 46 South, Runge 24 East, Fort yers Beach, Lee County, Floride

PIRCEL Y
Vest W (Ve 10 0F The Fast Half Gast 0 0F Goverment Lot 3 In Section 1%, Tomehp 46 Suth, Rurge 24 sty Lig St OF Tat Prtiar Eosnent
Tescrbed In Deed Book 137, Page 17, OF The Pubc Records UF Lee County, Fl

PIRCEL

That Portion DF The East Helf Gast %) OF The East Half Cast ¥ 0F Goverpent Lot 3 In Section 19, Township 46 Sauth, Runge 24 Eust, Lyng South [ The

North Line UF Trat Porbcular Easement Descrbed In (1R, Book 183, Pages 207 fnd 288, {f The Public Records Gf Lee County, . ncbcing iy fnd Al
Rpurkn Rights And Lard Interests Pertaiing Thereto.

Pages 2% Puble. Records OF Lee Coun
ke OF 00 feeh )

PARCEL £
A Parcel fIf Subrerged Land In Hatanzas Poss In Section 19, Tomship 46 South, Rﬁ%ﬂ Fast, Lee County, Florida, Being Kore Partiodarly Described As

FrmThe[ntersecﬂmI]F“teSwthedu‘LhﬂHMt&kmdmﬁsmh%?ﬂhﬂew&dhmmmﬁt 117 OF The Public Records OF Lee
County, Floride, And The Vest Line f The Eust Half ast ¥) OF The Vest Half (Vest 10 OF Governaent Lot 3 Of Sod 13, R flimgThe
Vestl.m[lfSoldFNttimﬂfASechmFor576.32FeetTohfmeﬂfmm%ﬁnindlhwmuﬁﬂ!mwm o The Paint

0f The
HerehﬂesaiedlmdsfmSoidPohtﬂfﬂeﬂﬂﬁfmwwmﬂﬁ Nnrmlﬂmﬂfﬁd\‘estmmmmﬁuchiﬂ“&ch
Along Sald Bulkhead Line For | Foot To A Pant 3 &F&t&«m&é& mst!ﬂ{efm IhhSh-eetImTDeﬁectﬂ‘E?Eﬂ‘ o_The Left And
Mw&enstedyﬂaiﬁwwmmmmhm 2334 To The Left And Run For 65 Feet More Or Less To The Ensterly
mu;s«urmﬂmfnm'Memwm%mwmmmwrmwmm Intersection Vith The Hean Hon Tie Line
Almgmelhrtfm{ymmllfmﬁnznshss;m Southeesterly, Vesterly And Northeesterly Hong The Sold Rean Hgh Tide Line

Sk oo e Bk K 0F The 656 0 G L 3 1 St BT 6 S, e

Prir asnnt esed I e e Tk 1, s 6 o 0 F e

Together Vith A Ensenent Between Sears, Roebuck & Co. and DeSot, Inc, In Officl

A Steip OF Land 5000 et I Vidth From Vest To East Across The East ¥ OF The East ¥ OF

Range 24 .Dwtmh?hnfmmwum&[mtls E

F D e e et o . P bk & e O L msrﬁ"ﬁ:ﬁ ok . i D 0
] 1] 1 0
T e R i al ks B0 et To Pt Befect o

Sothensirly Tor 182360 Feet To A

0f
The Vest ¥ OF The Fast ¥ OF Goverrrent Lot 3 In Section 19, Tomshin 46 South, 24Eastn,eelihgﬂorﬂlﬂftmt[vkmd0hh8treet).FortMyers
Beach, Lee Counity, Florida, Together With Al Rparin Rights Thereunto %tﬁsllescrhedln Book 264, Page 511, OF The Public Records Of Lee
y, Rorida

PARCEL W'
That Portion OF The East Half East ) OF The Vest Half (Vest ¥ OF Goverment Lot 3 Lyhg Nu‘ﬂled&ﬂnf Maln Street (4 0 Foot Right-P-Vay) In Section 19,
Towship 46 South, Runge 24 East, Fort Wyers Beach, Lee County, Florda.

PIROEL ¥
Bescrpon I Tt Rt OF e st i Gt 1 O ot Lot 3, cn 1 Tomip St e 24 s, Loy, s, Ly
Comnence At twmmﬁ.rma&mwam'nmw,mlmumtmrrnmmmw
Sediml‘lFa-Em&etTnTmm Correr. OF Governent Lot 3, Suld Sec Thence Run S 0000°06° E Along The East Line Of Soid
Goverrment Lot 3 For ¢ To The Pont OF N S OPOIE Aong S East Lre OF Goverment Lot 3 For 40360 et
T hnd B0 VT 00 et hce i O o, 66k fet To &P 1 e Vet U OF e kel Gt 9 S
£ Lot 4 O £ R ot Vet e For b4 et To A P, O The forterly Jarelre F Matargas Posr Thece R
Nong ol Sarere 6 Waoes Poss Pl Crses § GPIGSK € For 3380 Fee,  OPOD € For 1278 et fod 3 B’  For 33091 Feet To The
Pk [ Beging, Contaky 62 Acres, Ko F Less.
PR ¥
Bscn B Tt Pt I e s e st D1 e Vet s .00 Lot S
£ h
Comence At The N thmest Corner OF Sectin 19,rmitésikmw[ )t e b ,na%“muwwh?mmmmw
ST R e e R B R
T S oo et 0 o e G O ol S D
or 1] ]
il Emwwm%mns&ssmm%rmmmmmmm‘ﬁmzﬂgmmﬂ-m

MAY 2 1 2008

=
=
(V3

COMMUNITY r;&\(ﬁﬁ%&g 07~ 00 05 1

2a0i-ud

- 102




San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment
Attachment A-6

Deed Information

MAY 2 1 2008

COMMUNITY DEVELOPMEN

CPh 5007-0005 1

Deed Information (A-6) Page 1



UD/LL/YY U&L:ild PAA Y4140£190V FIUELLLY NALLUNAL

~J

gouz

. 50e

s "Pnlu.’iamd By and Return To: 00@ OO
Sue Johnson \6 /\5_7 '

Fidelity National Title Insurance Company of New York
6238 Presidential Ct., #3

Fort Myers, FL 33919 9\‘0

File No. 0-815-700099

Property Appraiser’s Parcel |.D.(folio) Number(s) 4'312& 9S4
19-46-24-00-00022.0000
19-46-24-00-00023.0020

196294 10| €40

WARRANTY DEED

THIS WARRANTY DEED dated April 15, 1999, by Eugene Steffan and Diane Steffan, husband and wife hereinafter
called the grantor, to WISCONSIN DISTRIBUTORS INC., A WISCONSIN CORPORATION whose post office address is
2921 Syene Road , Madison, Wi 53713 hereinafter called the grantee:

(Wherever used herein the terms "grantor” and "grantee" include all the parties to this instrument and

the heirs, legal representatives and assigns of individuals, and the successors and assigns of
corporations)

WITNESSETH: That the grantor, for and in consideration of the sum of $10.00 and other valuable consideration,
receipt whereof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises, releases, conveys, and
confirms unto the grantee, all the certain land situated in Lee County, Florida, viz:

SEE EXHIBIT ONE ATTACHED HERETO AND MADE A PART HEREOF
Subject to easements, restrictions, reservations, and limitations of record, if any.
TOGETHER with all the tenements, hereditaments and appurtenances thereto belonging or in any wise appertaining.

TO HAVE AND TO HOLD the same in fee simple forever.

AND the grantor hereby covenants with said grantee that the grantor is lawfully seized of said land in fee simple;
that the grantor has good right and lawful authority to sell and convey said land; that the grantor hereby fully warrants
the title to said land and will defend the same against the lawful claims of all persons whomsoever; and that said land
is free of all sncumbrances, except taxes accruing subsequent to December 31, 1998.
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EXHIBIT "ONE"

Parcel 1:

That portion of the East half (E 1/2) of the Fast half (E 1/2) of Government Lot 3 in
Section 19, Township 46 South, Range 24 East, lying South of the North line of that
particular easement described in O.R. Book 183, Pages 287 and 288, of the Public
Records of Lee County, Florida. Including any and all riparian rights and submerged
land interests pertaining thereto.

Parcel 1l:

Commencing at a point on the Easterly boundary of the Sears, Roebuck & Co, property
and thirty-five feet South of the Easterly projection of the center line of the fifty-five
foot easement granted by Sears, Roebuck & Co. to Warren Investment & Development
Corp. by instrument recorded in O.R. Book 183, Pages 286 through 288, Public
Records of Lee County, Florida, proceed Southerly along the said boundary line of said
Sears, Roebuck & Co. property for a distance of 200 feet; thence left (Easterly) at right
angles to the last mentioned course for a distance of 600 feet; thence left (Northerly)
at right angles to the last mentioned course for a distance of 200 feet; thence left
(Westerly) at right angles to the last mentioned course for a distance of 600 feet more
or less to the Point of Beginning; together with a perpetual non-exclusive roadway
easement as described in that certain Grant of Easement recorded in O.R. Book 779,
Page 151, Public Records of Lee County, Florida.
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" “TNESS WHEREOF, the said grantor has signed and sealed these presents the day and year first above written,

Signed, sealed and delivered in the presence of:

e

Witness Signature

Hobgot o KW
Witness Pringad Name v ’
% ene Steff

itness Signature \Z’___ b;,,#-,.-c-— W
(@fﬁﬁ) 9}? \/Jﬂ/{]ﬁﬁ/ Diane Steffan . .

Witness Printed Name

996294 N0 | €88

STATE OF @’(’

COUNTY OF

| HEREBY CERTIFY that on this day, before me, an ofﬁc?rpguly authorize%e%foresaid and the County
" ~wgsaid to take acknowledgements, personally appeared _’{/("g'{;ﬂjz!; Lo P A ID
A DAL r?#f)ﬁ%/ — O CZ.

7 7 L

to me known to be the person (s) described in or who has/have produced _g’@d%_ as identification
and who executed the foregoing instrument and he/she/they acknowledged efore me that he/she/they executed the

same,

S8 SUSAN R.JOHNSON
) 3008y MY COMMISSION # CC 45347

by

s EXPIRES: April 21, 1999 ] :
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This Instrument Prepared by and Return To:

., Aalerie Stoker Litschgi, Esquire

" Barnett, Bolt, Kirkwcod & Long
601 Bayshore Boulevard, Suite 700
Tampa, Florida 33606

Property Appraiser’s Parcel ID Number:
19~-46-24-00-00021.001A

Mmployer Identitfication Number cf the Grantee:

WARRANTY DERED
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RECORDED 05/17/00 04:46 PH

CHARLIE GREEN CLERK OF COURT
LEE COUNTY

RECORDING FEE 19.50
DOC TAX PD{F.5.201.02) 186, 100.00
DEPUTY CLERK W Odpe
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[STATUTORY FORM - SECTION 689.02 F.S.]

THIS INDENTURE made this Jj5th day of May, 2000, between
ISLAND PACKING COMPANY, a Florida corporation, f/k/a COX PACKING,
INC. {"Grantor"), whose post office address is 5806 North Occident
Street, Tampa, Florida 33614, and HANSON MARINE PROPERTIES, INC.,
a Florida corporation ("Grantee"), whose post office address 1is
2200 Main Street, Fort Myers Beach, Florida 33931.

WITNEZSSETH:

That Grantor, for and in consideration of the sum of TEN AND

NO/100 DOLLARS (810.00), and other good and
censiderations to Grantor in hand paid by Grantee,

valuable
the receipt and

sufficiency of which are hereby acknowledged, has granted,

pargained and sold to Grantee, and Grantee's successors

and

assigns forever, the following described land (the "Property")

located in Lee County, Florida, to-wit:

LANDS DESCRIBED IN EXHIBIT

HERETO, MADE A PART HEREOF,
BY REFERENCE HEREIN.

"A"  ATTACHED

AND TINCORPORATED

SUBJECT TO THOSE ITEMS DESCRIBED IN EXHIBIT
"R" ATTACHED HERETO, MADE A PART HEREOF, AND
INCORPORATED BY REFERENCE HEREIN.

And except as set forth in Exhibit "B" attached hereto and
incorporated herein, Grantor does hereby fully warrant the title
to the Property, and will defend the same against the lawful
claims of all persons whomsoever.



OR BK 03256 PG 2927

Wherever used herein and wherever the context so admits or
requires, the terms Grantor and Grantee shall include the 81ngular
and the plural; the heirs, legal representatlves, and assigns of

individuals; and the successors and assigns of corporations and
partnerships.

IN WITNESS WHEREOF, Grantor has caused this Statutory

Warranty Deed to be duly executed and delivered in its name on the
aforesaid date.

WITNESSES: ISLAND PACKING COMPANY,
..... 7 a Florida corporation,

S . *ggfc(,_)'u m/’ f/k/a COX PACKING INC

Print 7

K 7/ K By /( - _

: 4 STEVE J COX),
" : i President (SEAL)

Prin .

Name \/o)an da . 7 u)jo_ "Grantor"

As to Grantor

STATE OF FLORIDA
COUNTY OF HILLSBOROUGH

The foregoing instrument was acknowledged before me this

/S~ day of May, 2000, by STEVE J. COX, as President of ISLAND

PACKING COMPANY, a Florlda corpora tion, f/k/a COX PACKING, INC.,

on behalf of the corporation, known to megr who
has produced a Florida driver's license as identification.

Notary Public
Print or Stamp Nampge:
(Notarlal Seal)

My commission expires:
My serial number is:

2 AN\ W% YOLANDAA TULLO
@@ﬁ AV @l 5% @ %t MY COMMISSION # CC 743835

EXPIRES: June 20, 2002

W s
; N
¢ pEVE oF
% | \x i
'\i\,“ﬂ“l\

G:\YOLANDA TULLO\YAT\RE\C164-13261-DEED.DOC
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EXHIBIT “A”
Legal Description

West half (West 3) of the East half (East *s) of Government Lot 3
in Section 19, Township 46 South, Range 24 East, lying South of
that particular easement described in Deed Book 137, Page 117, of
the Public Records of Lee County, Florida.

\E@EW{E}D
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EXHIBIT "B"

1. Taxes and assessments for the year 2000 and subsequent

2. T,ee county Ordinances 86-14 and 86-38 providing for
mandatory solid waste collection and the imposition of special
assessments for said collection services. The special assessments
for the current tax year are payable with the ad valorem taxes.

FCEIVE])
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006000015331, Pages 3

gloiT'?ygezD, Recorded 01/11/2006 a!_04‘.'1 9 PM,

' Charlie Green, Lee County Clerk of Circuit Court

Deed Doc. $21000.00 Rec. Fee $27.00
59 (DMP) e I I Deputy Clerk LFAHRNER

1 & McMullen LandAmerica - J. Ha]leT-Walker e
: . 1302 N. 19th Street, Suite 200
201 N. FrankljrStreet, Suite 2000 Tampa, FL 33605

3602 File: 4029 2L8'F

Tax Parcel No. 14-46-24-00-00022.0010

WARRANTY DEED

THIS INDENTURE is made effective on January Cl_, 2006, by THE VALSPAR
CORPORATION, a Delaware corporation (“Grantor”), whose mailing address is 1101 Third Street
South, Minneapolis, MN 55415, and HANSON MARINE PROPERTIES, INC,, a Florida corporation
(“Grantee”), whose mailing address is c/o Salty Sam’s Marina, 2500 Main Street, Fort Myers Beach, F1
33931.

WITNESSETH:

Grantor, for and in consideration of the sum of TEN AND NO/100 DOLLARS ($10.00) and

nther valuable consideration to it in hand paid, the receipt whereof is hereby acknowledged, has granted,

argained, sold and conveyed, and by these presents does grant, bargain, sell, and convey unto Grantee

and its successors and assigns forever, that certain real property (the “Property”) in the County of Lee

and State of Florida, as more particularly described in Exhibit “A” attached hereto and made a part
hereof,

TOGETHER WITH all the tenements, hereditaments and appurtenances, with every privilege,
right, title, interest, estate, reversion, remainder and easement thereto belonging or in anywise
appertaining: TO HAVE AND TO HOLD the same in fee simple forever.

Grantor covenants with Grantee that Grantor is lawfully seized of the Property; that Grantor has
good right and lawful authority to sell the Property, that the Property is free from all liens and
encumbrances except real estate taxes for the year 2006 and thereafter, and building and zoning laws,
ordinances, state and federal regulations, and that Grantor will warrant the title to the Property and will
defend the same, against the lawful claims of all persons whomsoever.

MAY 7 12008
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IN WITNESS WHEREOF, Grantor has executed this conveyance on the above date by Grantor’s
suly authorized officer and has caused by its corporate seal to be affixed hereto.

Signed in the presence of: THE VALSPAR CORPORATION
a Delaware corporation

Loyl Lpang o I T il

Print ¥ame: EUzalipih Cannen Print name:  SVEN £ Zvdal!
j@ : Title:_Srcodwe e Prendent

Print name: 173.4?(?4 < He ydlix

STATE OF MINNESOTA )
' )ss
COUNTY OF HENNEPIN )

”lék’l: foregoing instrument was acknowledgeg begi_ci me this ﬂ day of January, 2006, by
owren, Lo Crdakl as ~Vice Presi Aeutof The Valspar Corporation, a Delaware
corporation, on behalf of the corporation, and who is personally known to me.

A2 & , g
r\li_!’/u lgand JI‘\Z:‘/)UV'/;_ A
- Nptary Rublic J o
Printed Name: s e (egregliu & Barre
My Commission Expi{‘es: | 31~ Z010

&24@> JACKQUELINE J. BARRETT
s J) Notary Public-Minnesota
5=t Y My Commission Expiras Jan 31, 2010

#3216926\2
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EXHIBIT “A”
Legal Description

That portion of the East % of the East /2 of Government Lot 3, in Section 19, Township 46
South, Range 24 East, lying North of and adjoining that particular easement described in Official
Records Book 183, Pages 287 and 288 of the Public Records of Lee County, Florida;

TOGETHER WITH an easement between Sears, Roebuck and Co. and DeSoto, Inc., recorded in
Official Records Book 1664, Page 131, more particularly described as follows:

A strip-of land 50.00 feet in width extending from West to East across the East % of the East 2
of Government Lot 3 in Section 19, Township 46 South, Range 24 East, the centerline of which
strip of land or easement is described as follows:

From a point on the East side of San Carlos Boulevard 25.00 feet Southerly along said Boulevard
from the Southwest corner of Block 9, San Carlos on the Gulf, according to the map or plat
thereof recorded in Plat Book 6, Page 6 of the Public Records of Lee County, Florida, run East at
right angles to said Boulevard and parallel with the South line of said Block 9 for 1,384.60 feet
to point of deflection; thence deflect to the right 19°58” and run Southeasterly for 1,825.60 feet
to a point on the West line of said East }; of the East 2 of Government Lot 3; thence run North
along said West line for 31.70 feet to the Point of Beginning of said easement centerline; from
‘said Point of Beginning run East perpendicular to the West line of said East 2 of the East /2 of
Government Lot 3 for 330.00 feet, more or less, to a point on the East % of the East 2 of
Government Lot 3.

@@L,&EME@

MAY 2 2008
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INSTR # 2006000089218, Pages 2
Doc Type D, Recorded 03/01/2006 at 02:54 PM.
Charlie Green, Lee Courity Clerk of Circuit Court
Deed Doc. $56000.00 Rec. Fee $18.50
T Deputy Clerk RMOLEK
#3

This instrument prepared by:
Return to:

William H. Grace, P.A.

P.0, Box 2119

Fort Myers, FL 33902

Property Appraiser's Parcel
ID #19-46-24-00-00021.0010

e ——

This Indenture, made this 1st of March, 2006
BETWEEN

"WASH ENTERPRISES, LTD., a Florida Limited Partnership
whose post office address is:
1725 Main Street, Fort Myers Beach, FIL 33931

of the County of LEE State of FLORIDA
Grantor, and

whose post office address is:

EBB TIDE RV PARK LLC, a Florida Limited Cpmm 0 0
2500 Main Street, Fort Myers Beach, FL 33931

7-00051

of the County of LEE State of FLORIDA Grantee,

Witnesseth that said Grantor, for and in consideration of the sum
of TEN DOLLARS AND OTHER GOOD AND VALUABLE CONSIDERATIONS ($10.00) ’
to said Grantors in hand paid by said Grantee, the receipt whereof
is hereby acknowledged, has granted, bargained and sold to the said
Grantee's heirs and assigns forever, the following described land,
situate, lying and being in LEE County, FLORIDA, to wit:

The West % of the East % of Government Lot 3 in
Section 19, Township 46 South, Range 24 East, lying
North of County Road (Main Street), Fort Myers Beach,
Lee County, Florida, together with all riparian rights
thereunto belonging, as described in Deed Book 264,
Page 571, of the Public Records of Lee County, Florida.

Together with all of Sellers' rights , title and interest
in and to adjacent submerged lands, if any.

Subject to easements, restrictions and reservations of record and
taxes for the calendar year.

And said Grantor does hereby fully warrant the title to said land,

and will defend the same against the lawful claims of all persons
whomsoever,

IN WITNESS WHEREOF, Grantor has hereunto set Grantar'le hand ~wa



Signed, sealed and delivered in our presence:

Witnesses WASH ENTERPRISES, LTD.
a Florida Limited Partnership

BY: /44« /;/ng’é%”

Witness sidghature ANDREW SHAW, General Partner
Print name of witness below:

\ﬂ,ﬂu{ be  Shaikss

%/z

Witness signature
Print name of V{itr@; below:
y ¢

Wl [ Pace

STATE OF FLORIDA
COUNTY OF LEE

I HEREBY CERTIFY that on this day before me, an officer duly
gualified to take acknowledgments, personally appeared
ANDREW SHAW, General Partner of WASH ENTERPRISES, LTD., who is
personally known to me or who has produced
as identification and who did
take an oath and who executed the foregoing instrument and
acknowledged before me that he executed the same.

WITNESS my hand and official seal in the County and State last

aforesaid this 1st gay of March 2006.

’

WILLIAM H. GRACE

Notary Public, State of Florida -
My comm. exp. May 24, 2008
Comm. No. DD 322039 '

PRINT NAME OF NOTARY PUBLIC NOTARY PUBLIC

My Commission Expires: .,i— - R-i*&*“%‘: w(‘f :. \74 f@\l
ECSIVE]
E» , MAY . 2008
COMMUNITY pEVELOPMENT

commission No. QDAZ 0 07 - 00 05 1
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/) THIS INBTRUMERT PREPARED BY: :

75 whomas B. GUNDERGON, Esquire  $667EZ0
]"I P, O. Box 280

Pt. Myers, FL 33302
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HARRANTY DEED

THYS INDEBNTURE, made this 25;% day of July , 1994 between
LEWIS R, THURSTON, of the Cownty of Orange and State of New York,
party of the first part, and OYSTER BAY LAND COMPANY, a Florida
corporation, whose post office address is 793 West Shore Drive,
¥i{nnelon, New Jersey 07405, of the County of Morris and State of
New Jersey, party of the second part,

HE229d 2HScl

WITNESSBETH that the sald party of the first park, for and in
consideration of the sum of TEN ($10.00) DOLLARS and other goocd
and valuable consideration, to him in hand paid by the said party
of the second part, the receipt whereof is hereby acknowledged,
has granted, bargained and sold to the said party of the second
part, its successora and assigns forever, the following described
land, situate lying and being in the County of lee, State of
Florida, to wit:

See attached Exhibit »at.

Bubject to easements, restrictions and regexvations of

Thie DR A R A Yo e MR PESR TF & Srantor
and the eaid paxty of the firat part does hereby fully warrant

the title to said land, and will defend the same against the
lawful claima of all permons whomsoever,

@Bft G.

® S{CORD YIFIFILD - CMARLIE CREEM, CLERK @
SHEmAGE, 0., @

1N WITNESS WHEREOY, the said party of the firat part has
hmi:eunho set his hand and seal the day and year first above
written.

Bigned, Bealed and Delivered
ip.the Presence of:

tnees Hignature 8 E. THURSTON

/"
dosuen Syow ADDRZSE

Print/Type Name of Witness 228 Omkland valley Road

/;J_E, Cuddsbackville, NY¥ 12729

) 5
Witness Signatutd

S s

Print/Type Name of' Witness ﬂ)}){ 2 0 07 - 0 0 05 1
S8TATE OF o L
COUNTY OF 3

The forebding inetrument wae ackniowledged before me this
day of J g1l , 1994 by LERWIS K. THURSTON, who is
pexeonally kn tqd me or who has produced<TDruwes £rC.
. “olwis {dentification.

Ky cw'ii}qn Expireet 573, %

R s,

“ar SWACEYZEUER .
For um&u@w " =/e
7 pgmebmmon  :aca 'rypnf%int Name of Notary

Loy Praw Yore

Pt vl ”

COMMUNITY DEYBLOPMEN




CURLE GREEN LEE O, R
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Eﬁxgm ] a ]

That portion of the East Half of the West Half of Government
Lot 3 lying Southerly of Main Street {a 50 foot right-of-
way} in Section 19, Township 46 South, Range 24 East, PFort

Myers Beach, Lee County, Florida.

SE223d 245 2up
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THIS INSTRUMENT PREPARED BY:
Thomas H. Gunpderson

P, O, Box 280

T, Myers, FL 33802

Gocumentary Taz Pd. { 35—0‘67)

1ntgngivle Tax Pd.
b COURTY
puty Cierk

| S

1Eosen QEM LD
nmlv_ﬁﬁum

4452452

L 0LUss 000Es0

RECORDED BY

HARY 3o EOBIHSON‘ 0.,

WARRANTY DEED
THIS INDENTURE. mada this 30th day of June, 1998 betwesn EARLE W. ROSSITER
and LAURA J. VOGEL, Jolnt Tenants, whose addiess i3 PO Box 2360, Fort Wyers Beach, FL

33932, parties of the first part, and OYSTER BAY LAND COMPANY, s Fiotide corporation,
whpse address Is 1711 Maln Steset, Fort Myers Beach, FL 33931, party of the second part,

WITNESSETH that 1ha said parties of the first pait, for and in considaration of the sum
of TEN {$10.00) DOLLARS and other good and valustie consideration, to them in hand paid by
the said party of tha second part, the receipt wheraof is haraby acknowledged, hava granted,
bargained and sold 1o the said party of the second par, its successors and assigns forever, the
tollowing described land, situste lying and being in the County of Lee, State of Ftorida, to wits

As describad in Exhibit “A" attached herelo and made a part hereof.

Subjact 1o aasements, sastrictlons and reservations of record and taxes for the year

1998 and alf subseyuant years.

Parcal Mentification No. 19-46-24-00-00021.0060

THE SUBJEGT PROPERTY 5 NOT NOW, NOR HAS IT EVER BEEN, THE HOMESTEAD
PROPERTIES OF THE GRANTORS NAMED HEREIN, NOR IS 1T CONTIGUOUS TO THER

HOMESTEAD PROPERTIES.

And the said partias of the first part do hereby fully warrant the title to said tand, and will
defend the same against the Jewlul claims of all persons whomsoever.

IN WITNESS WHEREOQF, the said parties of the first part have hereunto set theit hands

and seals the day and year first abova written.

Signed, Sealed and Dalivered
in the Prosence of:

.Witnasa S'Igmz!u%

{Type/Brint Namo of

C ha s
AL

Witness Slgnature

tType/Print Nams of Witness)

E%ﬁL’é W. ROSSITER

Whoss addrass Is:
PO Box 2360
Fort Myars Baach, FL 33932

@@@I’EHVE@

BT ay 2 12008

NT
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d-} /VIQCHUIE ORT l. 3 A (‘Lub:—-"'\(_{‘ gyl

Witnass Signature “LAURA J. VOGEL! 3

I N Whose address is:

L o My £ v /
@\/D Ljfm»,..-t«.
Wlmus‘i'sﬁa!ura ¢

NEBG LA CLIVETRA
{TypaiPriot Nems of Witness)

STATE OF [2‘ }

countyof _{ee )

The Joregeing instrument was acknowtedged beiora me this [ b= day of /)LU '{

1898 by EARLE W. RGSSITER, who is _gg[go,naﬂx_knamm me ot who produced
as identification.

- syl ol

Notary Pabiic

AR D2 P o

{Typo/frint Name of Notary)

Commlssian No;

stareor FLOA1DHA
COUNTY OF;Z 110G [ ]tdhg

Yhe foregoing instrumant was acknowledged befors me this (/J day of
/)v(—-uSJ“ 1993 LAUﬂA J. VOGEL, who is personally known to me of who produced
 Fin Lyl =————ag"identification,

My Commission Explres.mmwumwm\\\wm tary Public

12 Lawgencs La ricla
my;dik State of Navids 3

8319718
'5 M.iwm.ﬂ"aﬁ“ 'm!‘ ‘pefPrint Nama of Notary)

\.“"m' !‘\\mn;? rrmri
T ARTMEWIRIIY Eammlssion No:

DECEIVE]
MAY 2 1 2008

COMMUNTTY DEVELOPMENT
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EXHIBIT "A"
Lepnl Descdption

A tract or parcel of land in Govemment Lot 3, Section 19, Township 46 South, Range 24 East, San
Carlos Jsland, Lee County, Florida, which tract or parcel is described as follows:

From the intersection of the West line of said Government Lot 3 and the notheasierdy ling of Main
Sticet & described in Deed Book 137 at page 117 of the Public Records of Les County, Florida, un
S $5° 19' 00" E along said northeasterly line of Main Strett {50 feet wide) for 346.28 feet 20 the
Point of Beginning.

From said Point of Beginning run N 34° 41' 00" E for 21.39 feetto a point of curvature; thence un
northeasterly and northerly along the arc of & curve of tadius 135.00 feet for 82.51 feet ta a point of
tangency; thence run N 00° 20° 00" W for 756,69 fert to 3 point on the northerly face of an existing
concrete seawall; thence run § 76° 37" 11" E dlong said northerly face of old seawall for 75.55 fect
{0 an intersection with said east line of the west 60 feet of the East half (E-1/2) of the West half (V-
112) of Govemment Lot 3; thence run South for $07.22 fect to an intersecdion with said

northeastesly line of Main Street; thence run N 55° 19* 00" W aJong said northessiecly tine of Main
Street for 127.99 feet to the Point of Beginning:

EXCEPTING THEREFROM ihe West 60 feet of the East half (E-1/2) of the West half (W-1/2) of
said Govemment Lot 3.

Bearings mentioned are from assurring (he West line of Government Lot 3 bears North

noa A3
}g}ll% IWYHI

Al
N3

14

Li:t Hd 4l Ny 86
NUERR

DECEIVE])

MaY 21 2008

COMMUNITY DEVELOPMENT

P007-000 1

-

— e —

60LUse 000Ex0




5 SC00&D YETITIMD - CHARLIE OWEEN, LLERX @
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33PEC 29 PR 2439

THIS INSTRUMENT PREPARED BY:
THOMAS B. GUNDEREON, ESQUIRE
P, 0. Box 280 ' 3513238

Ft. Myers, FL 33902

WARRANTY DEED
THES IMDENTURE, made this /7 _ day of Decgmber, 1393 between
LEWIS E. TRURSTOM, of the County of @ L and State of New

York, party of the firat part, and OYSTER BAY LAND COMPANY, a
Plorida corporation, whose post office address is 793 West Shore
brive, Kinnelon, New Jersey 07405, of the County of

Mzers .t and State of New Jersey, party of the second part,

WITNESSBTH that the said party of the first part, for and in
consideration of the sum of TEN ($10.00) DOLLARS and other good
apd valuable congideration, to him in hand paid by the said party
of the second part, the receipt whereof is hereby acknowledged,
has granted, bargained and sold to the said party of the secopd
part, its helrs and assigns forever, the following described
land, sjtuate lying and being in the County of Lee, State of
Plorida, to wit:

11694 Lghem

That portion of the East Half of the West Half of Government
Lot 3 lying dortherly of Main Street {a 50 foot right-of-
way) in Section 19, Township 45 South, Range 24 East, Fort
Myers Beach, Lee County, Florida.

Subject to easements, restrictions and reservatlons of
record and taxes for the year 13%3 and all subsequent years.

and tha said party of the firer part does hereby fully warrant
the title to said land, and will defend the same againgt the
tawful claimzs of all persons whomsoever.

IN WITHRSS WHERECP, the said party of the first part has
hereunto set his hand and seal the day and year first above
written.

Signed, Sealed and Delivarad

2 I A

Withess Signatiire LEWIS R, THURBTON
Thsons U ondrrzon ADDRESS?

print/Type MWame of Witness 228 ¢akland vallsy Road

. Cuddebackville, NY 12729 > Y FTER T
AT — | DECEIVE]N
Hitness BignaYira ; | p E:y j

| c
KobsRT & _BEAS/EY : g g ; , -

Print/Type Nama of Witneam paesertary 110 P “Z‘cf? 3. o 4 MA ? 1 2088

el 140

b i, iy, OGN
STATE OF PLORIDA Mﬁwu Llerk C OMMU NT

COUNTY OF LEE

DEVELOPMENT

The foregoing instyument was acknowladged before me this
2ﬂ day of December, 1953 by LEWIS E. THURSTON, who is

peraonally kaown to me or who has produced
as identification.
Hy Commission Expires: _;Z-——-—-
Noédry Public /
wves .6 .

Type/Print Nems of Notary

-,_} T 1 TOY LR ML, B Commisgion No.

(M 5007-00051




& PECORD VERIFIEN - QUARCTE GUMIEN CLERK o
© BY: HELCR CARAOLL, B.C. @

- 21 ]
.{, i \./’.
. i THIS INSTRUMENT PREPARED BY:
1- -['4' -~ Thomas H. Gunderson
. Post Office Box 280 LA
\,"JU Port Myers, FL 33902 J652001
- /
J Vocunaetey Tax M. 3 '/.
V- Tagle Ton M.
I, Giales, gt Lt Culsate
W Y Orpwir G,
QUIT CLAIM DEED

THIS INDENTURE, made this 20’4  day of A;v;qd} , 1994,

between DILAND CORPORATION, a Florida corxporatioh, whose mailing
address is 2235 Hollowridge Drive, Orange City, Florida 32763;
party of the first part, and OYSTER BAY LAND COMPANY, a Florida
corporation, whose mailing address is 793 West Shore Drive,
Kinnelon, New Jersey 07405, party of the mecond part,

WITNBSSETH, that the eaid party of the first part, for and in
consideration of the sum of TER DOLLARS {$10.00), and other good
and valuable consideration, in hand paid by the said party of the
second part, the receipt whereof is hereby acknowledged, has
rewised, released and quitclaimed, and by these presents does
remise, release and quitclaim unto che said party of the second
part all the rxight, tiktle, interest claim and demand, which the
gaid party of the first part has in and to the following described
lot, piece or parcel of land, elituate lying and being in the County
of Lee, State of Florida, to wit:

That portion of the peninsula lying wasterly of the east
1line (as extended North inte Hurricane Bay) of the East
Half of ths HWest Half of Government Lot 3, Section 19,
Township 46 South, Range 24 Fast, Lee County, Florida as
shown on the survey attached as Exhibit “A.®

TO HAVE AND TO HOLD the same, togsther with all and singulax
the appurtenances thereunto belonging or in anywise appertaining,
and a1l the estate, right, title, interest and claim whatscever of
the gaid party of the Eirst part, either in law or equity, to the
only proper use, benefit and behoof of the sald party of the second
part.

IN WITNESS WHEREOF, the said party of the first part hae
hereunto set its hand and seal the day and year first above
written.

Bigned, Bealed and Dalivered
in the Prasenca of; DILAND CORPDRATION, a
Plorida corporation

%f'ﬁz %7/’. }?WLZZ BY: /Zé,/i//" @

Wi
§Z§?:M )2l 7??&.{/1)‘9(6_ Tt8: Pers 1d et
Type/Print Kame of Witn

Sl e I‘RLE@ EIVE])

BT Ay 212008

~OMMUNITY DEVELOPMEN?

Cfh 2007-00051
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STATS OF fovida
COUNTY OF w et

0R2533 PB3Y463

The foreguing instrument was acknowledged before me this iﬂd‘
day of s . 1994, by eval, , FlacKe 4 a8
PAL N of DILAND CORPORATICON, a Florlda-aprporation, on

ehalf of the corporation, who is peraonallé known to me“pr who has

produeced

as idenl ation-

My Commigelon Expires:

:grwwmmang-i&cp " ;S
mmMm m_al,ﬁjlg',‘l‘mfﬂ—mg_‘ﬂm, of Hotarg," R, .

)
Notary

I::.'\- .

:':;\ L

Commisgion No. (/207 &

‘\E@EWE
MAY 2 1 2008

COMMUNITY DEVELOPMENT
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- CRERLIE CREER, CLERL®
o8 L. SO0, 0.C. @

SALCORD VEMEILD

8

# " .

THOMAS K. GUNDERBON,- EBQUIRE
P. O, Box 280
Ft. Myers, PL 33902

3667621

Qocvreatacy Taa Pdy 3 70
At Jalaagivie Tae Pé

 E—

CRMIZE CREEM, CIARK, LLE COMTY
L3 puty Clark

QUIT CLATY DEED

THIS INDENTURE, made this 25th day of July , 1994, between
LEWIS E. THURSTON, of the County of Orange and State of New York,
party of the first part, and OYSTER BAY LAND COMPANY, a Florida
corporation, whose mailing address for tax purposes is 793 West
shore Drive, Kinnelon, New Jersey 07405 of the County of Morris
and State of New Jexsey, party of the second part,

WITHEBSETH, that the said party of the first part, for and
in consideration of the sum of TEN {$10.00) DOLLARS and other
good and valuable censideration, to him in hand paid by the said
party of the second part, the receipt whereof iB hereby
acknowledged, has remised, releaged and quitclaimed, and by these
presenta does remigs, release and quitclaim unto the eaid party
of the second part all the right, title, interest claim and
demand, which the mald party of the first part hag in and to khe
following described lot, piece or parcel of land, situate lying
and being in the County of Lee, State of Florida, to wit:

s ee attached Exhibit mav,

ﬁgisig‘;’gﬁsft‘?gaﬁgta[}wgrgxggﬁsgd and not the homestesd of the Grantor
10 HAVE AND 7O HOLD the same, together with all and singular

the appurtenances thersunto belonging or in anywise appertaining,

and all the eatate, right, title, intereast and claim whatsocever

of the said party of tha f£irst part, either in law or equity, to

the only proper uge, benefit and behoot of the sald party of the

second part,

IN WITNESS WHEREOF, the sald pacty of the first part has
heieunto gat hig hand and seal the day and year first above
written,

Bigned, Healed and Delivered
ix the Presence of:

itness Bignature

{Type/Print Name of Wituneass}

ADDRESS 3

Wiltneba Signature ;
228 Oakland valley Road
Cuddebackville, NY 12725

MAY 2 12008

~OMMUNITY DEVELOPMENT

5007-0005 1
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8TATE OF A

COUNTY OF

The foxegeing imstrument wae acknoyledged befors me this
A3 day of{i:;éﬁg , 1894, by LEWIS E. THURSTON, who im
personally kn ta me or who hae produced "Zhier® Legesse
Gé,égt_w_m/%q Kgrpavps  as identification.

¥y Commiwsion Expires: dtary Publio
‘5%5! 7¢ gﬂ/r%’df el s

(Typo/Print Name of Notary) -, |

Commigaion No: e
. sy?&&_sndlkq‘_fft

SobizEie
m@mswuﬁg ¢

LEZCYd 2nS it




GURUE GRERN LEE CTY, A,
ol 0CT ~7 PM ki 2B

EXHIBIT "A"

A parcel of submerged land in Matanzas Pass in Section 19,
Townehip 46 South, Range 24 East, Lee County, Florida, being
more particularly described as follows:

From the intersection of the southerly line of a County Road
known as Main Street as described in Deed Book 137 at page
117 of the Public Records of Lee County, Florida and the
west line of the East Half (B¥) of the West Half (W) of
Government Lot 3 of said Section 19, run goutherly along the
west line of sald fraction of a section for 576.32 feet to
the face of an existing seawall and intersection with the
established bulkhead line and the point of beginning of the
herein described lands. From said point of beginning
continue southerly along a southerly prolongation of said
westerly line of said fraction of a section along gaid
bulkhead line for 1 foot to a point 577.32 feet goutherly of
said southwesterly line of Main Street; thence deflect 60°
22 20" to the left and run southeasterly along said
bulkhead line for 281.85 feet; therce deflect 29° 37’ 40" to
the left and run easterly for 85 feet more or less to the
easterly line of said fraction of a gection; thence run
northerly along said east line of said fraction of a section
to an intersection with the mean high tide line along the
northerly shore of Matangzas Pass; thence run southwesterly,
westerly and northwesterly along the said mean high tide
line to the Point of Beginning.

8E229d 215240




San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment A-7

Aerial Map
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San Carlos Island-Comp Plan Amendment
e—————————————————e———— e —_Seee s ess =]

Lee County Application for a Comprehensive Plan Amendment

Attachment A-8

Authorization Letter(s) from Property Owner(s)

RECEIVE])
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Authorization letter(s) from Property owners (A-8) Page 1
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Owner’'s Affidavit

We Iém»ﬂwrn& @L‘L&c 7L ﬂl/MmWners of parcel number(s) 19-46-24-00-

$0021.6070, 19-46-24-00-00021.0040, 19-46-24-00-00021.0020, 19- 46-24-00-

00021.0030, 19- 46 24-00-00021,0050 and 19-46-24-00-00021.0000 ANd | Q-Y4~Z =00 -0CO2.OCK
A)Ud iq"l{b ‘r O‘%Ol‘toog,q A/Vd I’?a%»,Zgﬂ—oo@o;z/' q.)(70

I, hereby authorize McHarris Planning and Design to act on our behalf, to initiate the

application and further process the Comprehensive Plan Amendmernt of said properties:

JECEIVE])

MAY 2 1 2008

COMMUNITY DEVELOPMENT » 2007-0005 1

DATED this 2 | __ day of &’-A%/«/f'“ ,200_7 .

Owner

By /é%/
- (Signatuﬁ/ 7

Printed Name: ¥ A o -T ﬂLV/L#éZ_
—_— Asi___[froLlehd éa/l}"'

Address:

Sworn to and subscribed before me this ;2{ _S’L day of {eqesl 200 _7_

by Kammn_ Y. ras , ‘ /. whe is personally
known to me or wHb has prﬁ/ ced A _Lupopa as identification.
. Notary Public %/
(Afix Seal) Printed Name:

o Mario. Chae Krauss

™" MARIA CHAE KRAUSS
Notary Public, State of NJ
My Commission Expires Nov. 4, 2009

My Commission Expires: Vw4 ‘2?[0

EZG9-BEB (ELB) zadeniy Rey dge:s0 40 91 2ny



We IQKSMV¢ WA‘T_&.C oL ”Mt»tmwners of parcel number(s) 19-46-24-00-

06021.0670, 19-46-24-00-00021.0040, 19.46-24-00-66021.0029, 19-46-24-00-

06021.0030, 19-46-24-00-00021,0050 and 19-46-24-00-00021.0000 ANA | Q=¥4~2 4 00-0002[.006
ANE 1 A-W—2Y=20—- oo OOF A )A/v.:} | G2y =~ 2 Y =O OO, OO

|, hereby authorize McHarris Planning and Design to act on our behalf, to initiate the

application and further process the Comprehsnsive Plan Amendment of said proparties:

DATED this 2 | day of w ,200_7 .

[

Owner

By: ék%%?/

(Signatu
Printed Name: ¥ A on, r /JL‘/A-MZ_
As: é’@é:.ﬂ/ﬁéﬂ‘f’

\ddrass:

Sworn to and subacﬂbed before me this )57 dayof __ Jequsl 2007
N

by s, ) - 7 who s personally
known to me or whb has pro}uced Ad_Lrpopa as identification,

~ < Notary Public %%///-—-wﬁ-——m_)
(Afrix Seal) -

Printad Name;
Maria. Chae Krauss

™" MARIA CHAE KRAUSS
Notary Public, State of NJ
My Commisston Expires Nov. 4, 2008

My Cammission Expires: V. 5/1??

IQIE@EWE@  2007-00051

MAY 212008

COMMUNTTY D7Y7LOPMENT
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Owner’s Affidavit

We 3 T4 7K %/ ners of parcel number(s) 19-46-24-00-

00021.0070, 19-46-24-00-0G021.0040, 19-46-24-00-00021.0020, 19-46-24-00-

00021.0030, 19-46-24-00-00021.0050 and 19-46-24-00-00021.0000 And | G—Y4 -2 4—00-02021.0CK,
AND |- Ho=24-00-000A 1 \O03 4 ANd | 9-Big-2 4—00~< 002y, o7

I, hereby authorize McHarris Planning and Design to act on our behalf, to initiate the

application and further process the Comprehensive Plan Amendment of said properties:

DATED this 21 _ day of W 1200 7.

Owner

o LDl

(Signatu

J
Printed Name: ﬁ/M\Qm ,T_ /jLVﬂ-i-Zz,
As: E/_&é:.f’c,eénf "'""—

——

Address:

Sworn to and subscﬂbed before me this | 57 day of {eqesl 200 7

by Harn_b. vy \ i , 7 _ who is personally
known to me or wHb has procfu/ced A Dyeops as identification.

A < _ Printed Name:
- ot Marioe Chae Krauss

Lo T Notary Public M/\_)
< (Affix S=al)-

gy

™ MARIA CHAE KRAUSS
Notary Public, State of NJ
My Commission Expires Nov. 4, 2009

My Commission Expires: V. 17/'2??

RECEIVE])

MAY 21 2008 a 2007-0005 1
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PLANNING & DrsIGN

11338 Bonita Beach Rd #103
Bonita Springs, FL 34135
239-948-6688

Owner’s Affidavit

We , owners of parcel number(s)
hereby authorize McHarris Plannlng and Design to act on our behalf, to initiate the appllcatlon
and further process the Planned Development of said properties:

DATED this _ 2} _day of 'PWSWST 2007 .

Pc PCNSCW W\cuﬂuevi\%\) \u\
r

(Signe;ture) F
Printed M
As: AL e Yy

Address: 22 6 G (No ~ <t
F+ Myew s Bewen  FL

239 B\

Sworn to and subscribed before me this _ 2\ day of Q\’QJST , 20070
by DAeesi s~ , who is personally known to
me or who has produced as ldentlflcatlon T

5 Notary Public a:'z’——“

(Affix Seal) TARA ROE Printed Name:__ "THref RNE
: @5,’?‘1"" ' Comm# DD03?74765
‘ ‘ Expmu/zazzooa

My Commission Expér SRISS Bonded i (80 2 N 7T TR
NG Flonda Nomyé:ss.n.rf L“ &_j 19 ‘.:e %f H \
w21 A 2007-0005 1

-
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PLANNING & DIESIGN

11338 Bonita Beach Rd #103
Bonita Springs, FL 34135
239-948-6688

Owner’s Affidavit

We , owners of parcel number(s)
hereby authorize McHarris Plannlng and Design to act on our behalf, to initiate the appllcatlon
and further process the Planned Development of said properties:

DATED this_2\ day of _ fygquet ,20077 .
U
ceTle RY Rk Lie
Owner
(Slgnature)
Printed \ AR\ \)\'ﬁ'V\‘b e
As: S 009 LY

Address\ LS Mol w S\

Sworn to and subscribed before me this 21 day of Pygust , 2007
by DaRReLL -H-A-NSO:J , who \sjpersonally known to
me or who has produced as |dent|f|cat|on.
:: -------------- .} ulnn-.: ----------------- ! . Q
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EBBTIDE
POTENTIAL FEDERAL, STATE, OR COUNTY PROTECTED SPECIES
BY HABITAT TYPE AND DESIGNATED STATUS

September 25,2007

M TR, o S B
180 Boat Docks* Eastern Indigo Snake (Drymarchon corais couperi) T T
Gopher Tortoise (Gopherus polyphemus) - T
184 Marina* Florida Manatee (Trichechus manatus latirostris) | E E -
. Eastern Indigo Snake (Drymarchon corais couperi) T T P
422 Brazilian Pepper* Gopher Tortoise (Gopherus polyphemus) - T P
American Alligator (4lligator mississippiensis) T SSC P
Roseate Spoonbill (4jaia ajaja) - SSC P
| Limpkin (Aramus guarauna) - SSC P
540 Bays and Little Blue Heron (Egretta caerula) - SSC P
Estuaries Reddish Egret (Egretta rufescens) - SSC P
Snowy Egret (Egretta thula) - SSC P
Tri-Colored Heron (Egretta tricolor) - SSC P
Everglades Mink (Mustela vison evergladensis) - T P
Florida Manatee (Trichechus manatus latirostris) E E -
o Roseate Spoonbill (4jaia ajaja) - SSC P
Little Blue Heron (Egretta caerula) - SSC P
Snowy Egret (Egretta thula) - SSC P
Mangroves, Tri-Colored Heron (Egretta tricolor) - SSC P
6129 E1 Disturbed: Brown Pelican (Pelecanus occidentalis) - SSC P
(0-24% Exotics) | Reddish Egret (Egretta rufescens) - SSC P
Wood Stork (Mycteria americana) E E P
6129 E3 Mangroves, Big Cypress Fox Squirrel (Sciurus niger avicennia) - T p
Disturbed Florida Black Bear (Ursus americanus floridanus) - T P
(50-75% Exotics) | American Alligator (4lligator mississippiensis) T SSC P
Twisted Air Plant (Tillandsia flexuosa) - - P
Prickly-Apple (Cereus gracillis) - - P
. Eastern Indigo Snake (Drymarchon corais couperi) T T P
740 Disturbed Land* Gopher Tortoise (Gop(herus polyphemus) - T P
*Habitat surveyed for the species noted as a precautionary measure although not require jﬁ;& ‘m
County-Lee County ((R ?é‘ Kg
USFWS-United States Fish and Wildlife Service ‘% 3 Lb §
FWCC-Florida Fish and Wildlife Conservation Commission
E-Endangered MaY 21 2008
P-Protected in Lee County . WP
e . \ JELOPME!
?Ef ;Z:leesd of special concern o OMMUNITY DEVE
Passarella & Associates, Inc. 1of1
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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 Suburban, Industrial Development, Urban Community, and Wetlands to a
site specific land use designation to be titled ‘Destination Resort Mixed Use Water
Dependant Land Use’. The subject site is located along Main Street east of its

intersection with San Carlos Boulevard in Lee County, Florida.

The following report will examine the impacts of changing the future land use category
from the four existing land uses (Suburban, Industrial Development, Urban Community,
and Wetlands) to a new site specific land use designation to be titled ‘Destination Resort

Mixed Use Water Dependant Land Use’.
IL EXISTING CONDITIONS

The subject site currently contains several existing uses including Recreational Vehicle
lots, Marina uses, and an existing restaurant. The subject site is bordered by Hurricane
Bay to the north and the Matanzas Pass to the south. To the east and west of the subject

site are existing Recreational Vehicle lots and marina uses.

San Carlos Boulevard (S.R. 865) is a two-lane undivided roadway south of Main Street
and a four-lane undivided roadway with a two-way left turn lane north of Main Street.
The intersection of San Carlos Boulevard and Main Street currently operates under two-
way stop control. San Carlos Boulevard has a posted speed limit of 45 mph and is under

the jurisdiction of the Florida Department of Transportation.
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Main Street is a two-lane undivided local roadway that bisects the subject site.
Currently Main Street terminates less than one (1) mile east of its intersection with San
Carlos Boulevard. However, Lee County currently has plans to construct a bridge that
would connect Main Street to Estero Parkway on Fort Myers Beach based on the current
2030 Financially Feasible Plan. Main Street is under the jurisdiction of the Lee County

Department of Transportation.
III. PROPOSED PLAN AMENDMENT

The proposed Comprehensive Plan Amendment would change the future land use
designation on the subject site from the existing Suburban, Industrial Development,
Urban Community, and Wetlands to a site specific land use designation to be titled
‘Destination Resort Mixed Use Water Dependant Land Use’. Based on the permitted
uses within the Lee Plan for these land use designations, the proposed land use
designation change would result in an increase in the number of allowable multi-family
residential units and hotel units but a decrease in the allowable marina uses. Table 1
highlights the intensity of uses that could be constructed under the existing land use

designation and the intensity of uses under the proposed land use designation.

Table 1
Ebbtide
Land Uses
iExisting/Proposed .~ Land Usé. Cate ory. L AR
Suburban, Industrlal 134 residential units
Existing Development, Urban Community, | 145,000 s.f. marine industrial
and Wetlands 0 hotel units
Proposed Destination Resort Mixed Use 5 600 residential units
Water Dependant Land Use 0,000 s.f. marine industrial
300 hotel units

RECEIVE]

MAY 7 1 2008
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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)
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
Analysis Zone (TAZ) 1695. The model has both productions and attractions included in
this zone. The productions include both single-family and multi-family housing as well
as some hotel uses. The attractions include industrial, commercial, and service
employees. Table 3 identifies the land uses currently contained in the Jong range travel

model utilized by the MPO and Lee County for the Long Range Transportation Analysis.

Table 3 :?gﬁ ﬁ "‘E M E W “Vé’ r}w)

=7
TAZ 1695 MAY 7 1 2008

Land Uses in Ex1st1n 2030 Travel Model —

: OMMUNITY DEVELOPMENT
Single Family Homes 81 residential units /
Multi-Family Homes 849 residential units

Hotel Units 22 rooms
Industrial Employment 86 employees
Commercial Employment 94 employees
Service Employment 261 employees

Based on the data for TAZ 1695, indicated in Table 3, the current Lee County MPO 2030
Long Range Transportation Plan (LRTP) does not account for all of the development

permitted within TAZ 1695 based on the current land use designations. For example,

Page 3
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TRANSPORTATION
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TAZ 1695 does not include all of the employees that would work at the site assuming the
site included all 145,000 square feet of marine industrial uses currently permitted under
the existing land use designations. Therefore, the number of industrial employees was
not reduced for the purposes of this analysis even though the allowable amount of marine

industrial uses will be reduced.

The proposed Comprehensive Plan Amendment is anticipated to add 466 multi-family
residential units and a 300 room hotel to the existing 2030 Financially Feasible FSUTMS
Model. It should be noted that there will be some commercial uses within the proposed
hotel that will be ancillary to the hotel. In addition, there are and will continue to be both
wet and dry slips permitted as ancillary uses to the marine industrial portion of the site.
Table 4 indicates the revised TAZ data for Zone 1695 with the proposed density

requested with this Comprehensive Plan Amendment.

Table 4 l ﬁ\
Based on Proposed Map Amendment within TAZ 1695 {y .
Land Uses in Modified 2030 Travel Model MAY 7 1 2008

L% }

COMMUNITY DEVELOPMENT

Smgle Famlly Homes 81 1'esidentia1 units

Multi-Family Homes 1,315 residential units
Hotel Units 322 rooms
Industrial Employment 86 employees
Commercial Employment 94 employees
Service Employment 261 employees

The modifications made to the TAZ data, including ZDATA1 and ZDATA?2 files, are
attached to the Appendix for reference. The 2030 Long Range Transportation model
(FSUTMS) was run with the existing data shown, in Table 3 then compared to runs with
the modified data from Table 4 to indicate what additional improvements above and
beyond those indicated in the 2030 Financially Feasible Plan Highway Element. The
2030 Financially Feasible Plan Highway Element improvements were included in the i
FSUTMS runs. Based on the 2030 MPO Financially Feasible plan, the only roadway

improvement planned within the vicinity of the subject site is the construction of a bridge

Page 4 !
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that would connect the eastern terminus of Main Street to Estero Parkway on Fort Myers
Beach.

Based on this analysis, none of the roadway segments analyzed are shown to operate
below the adopted Level of Service standard in the year 2030. Figure 1 illustrates the
projected 2030 traffic conditions on the surrounding roadway network both with and
without the proposed Comprehensive Plan Amendment. No changes to the Lee County

MPO Long Range Transportation Plan will be warranted as a result of this analysis.

Short Range Impacts (5-year horizon)

The Lee County Capital Improvement Program (CIP) for Fiscal Year 2006/2007 to
2010/2011 was reviewed, as well as the FDOT Work Program for Fiscal Year 2006/2007
to 2010/2011 in order to determine the short term impacts the proposed land use change

would have on the surrounding roadways.

The only improvement in the vicinity of the subject site included in either the Lee County
CIP or FDOT Work Program is the ongoing widening improvements to Summerlin Road
east of San Carlos Boulevard. This improvement was accounted for in the 2030
FSUTMS analysis. No additional improvements would be required in the short term in

order to support the proposed Comprehensive Plan Amendment.

Recommendations to the Long Range Transportation Plan

Based on this analysis, none of the roadway segments analyzed are shown to operate
below the adopted Level of Service standard in the year 2030. Therefore no changes to

the Lee County MPO Long Range Transportation Plan will be warranted as a result of

this analysis.
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V. CONCLUSION

The proposed Comprehensive Plan Amendment is to modify the future land use
designation on the subject site from the existing Suburban, Industrial Development,
Urban Community, and Wetlands designations to a site specific land use designation to
be titled ‘Destination Resort Mixed Use Water Dependant Land Use’. The subject site is
located along Main An analysis of the 2030 Recommended Long Range Transportation
Plan indicates that none of the roadway segments analyzed are anticipated to operate
below the adopted Level of Service standard. Therefore no changes to the Lee County

MPO Long Range Transportation Plan will be warranted as a result of this analysis.
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LEE COUNTY GENERALIZED
LEVEL OF SERVICE THRESHOLDS
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Lee County .
Generalized Peak Hour Directional Service Volumes

Urbanized Areas
Sept.. 2005 _ y c\input2
Uninterrupted Flow Highway
Level of Service
Lane Divided A B Cc 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 1,590 2,580 3,720 | 4,820 5,480
Arterials
Class | (>0.00 to 1.99 signalized intersections per mile)
Level of Service J
Lane Divided A B C D E
-1 Undivided ] 290 " 760 900 920
2 Divided 450 1,630 1,900 | 1,950 1,950 :
3 Divided | 670 2,490 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 A 760 2,240 | 2,700 2,830
4 Divided * 1,000 2,970 | 3,500 3,670
Class Iil (more than 4.50 signalized intersections per mile)
Level of Service
Lane Divided A B C D E
1 Undivided * Y 370. 720 850 -
2 Divided * ‘ 870 | 1,640 1,790
3. Divided * * 1,340 | 2,610 2,690
4 Divided A ¥ 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 2,490 2960 | 3,040 3,040
Collectors
Level of Service
Lane | Divided A B - [
1 Undivided b il 530 -
1 Divided 2 Ed - 560
2 Undivided * * '] 1,180
2 Divided * * 1,240
Note: the service volumes for I-75 (freeway) should be from FD O

current versmn of LOS Handbook
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LEE COUNTY PEAK SEASON DATA
FROM THE 2006 LEE COUNTY
TRAFFIC COUNT REPORT
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San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment B-2a

Utilities Analysis {Sanitary Sewer and Portable Water )

DECEIVE])
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Utilities Analysis (B-2a)

Page 1



DELisI FITZGERALD, INC,
Planning - Engineering - Project Ma
EBBTIDE COMPREHENSIVE PLAN AMENDMENT rring - Engineeting - froject Management

1500 Royal Palm Square Bivd, Suite 103
Fort Myers, FL 33919

23%9-418-0691 + 239-418-0692 f;
UTILITIES ANALYSIS >

Under the current land use designations of the Comprehensive Plan, the subject property
can be developed with 134 residential units and 145,000 square feet of industrial uses
generating an approximate water and wastewater demand of 40,025 gallons-per-day (GPD).
With the proposed amendment, 600 residential units, 100,000 square-feet of commercial
retail and a 300 unit hotel will be allowed which increases the demand by 154,975 GPD, for
a total demand of 195,000 GPD. The property is located within the Lee County Utilities
Franchise Areas for potable water and wastewater service.

Wastewater service will be provided by the Fort Myers Beach plant of Lee County Utilities
(LCU) which has a permitted capacity to serve 6.0 million gallons per day (MGD) while
operating at 4.1 MGD.

Water service will also be provided by the LCU Green Meadows Water Treatment Plant.
The Green Meadows plant currently has a permitted capacity to serve 9.75 MGD. Its
maximum day demand from the last 12 months is 9.47 MGD.

Based on current capacities of the treatment plants, there is excess capacity to serve the
demand of the proposed development.

,. 2007-00051

Ebbtide Pagel of 1



San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment B-2b

Surface Water/Drainage Basins Analysis

RECEIVE])

MAY 2 1 2008

COMMUNITY DEVELOPMENT
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DeLisI FITZGERALD, INC.
Planning - Engineering - Project Management

EBBTIDE COMPREHENSIVE PLAN AMENDMENT
1500 fioyal Palm Square Bivd., Sulte 104
Fort Myers, FL 33919
239-418-0691 - 239-418-0692 fax

DRAINAGE FACILITIES ANALYSIS

Existing Facilities

Most of the upland portions of the subject property are developed with higher intensity
development including a higher density mobile home park, a dry boat storage facility, a
restaurant, and other commercial/industrial marina support facilities. A significant portion of
the property is submerged lands that were created as part of Hurricane Pass when Hurricane
Donna made landfall in Lee County. These lands and the mangrove islands associated with it
remain under fee simple ownership. There are no dedicated water management facilities that
currently exist on the property which allows surface water run-off and pollutants to discharge
directly to Matanzas Pass to the south and Hurricane Pass to the north.

Proposed Facilities

The proposed development will include a water management system consisting of lakes and dry
detention areas that will provide water quality and quantity treatment prior to discharge into
Hurricane Pass and Matanzas Pass. The ability to incorporate a modern water management
system in place of the uncontrolled surface discharge from the developed areas of the property
should allow for the reduction of pollutants discharging directly to the surrounding water
bodies.

Level of Service

The proposed project will provide water quality for 2.5” of rainfall in a one hour storm event,
attenuation for the 25 year, 3 day storm event, and flood protection from the 100 year storm
event. All proposed works will follow the current South Florida Water Management
Requirements as a minimum. These include meeting the 5 year year, 1 day event for the road
centerlines and parking, the 25 year, 3 day event for allowable discharge control, and the 100
year, 3 day and FEMA flood zones for finished floor elevations.

IS \AY 7 § 2008

~OMMUNITY DEVEI OPMENT
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San Carlos Island-Comp Plan Amendment

B e———————————————————— S e

Lee County Application for a Comprehensive Plan Amendment

Attachment B-2¢

Parks, Recreation, and Open Space Analysis

COMMUNITY DEVELOPMENT
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DEeLIsI FITZGERALD, INC.
Planning - Engineering - Project Management

1500 Royat Palm Square Blvd,, Suite 101

Fort Myers, FL 33919

239-418-0697 - 239-418-0692 fax
FACILITIES ANALYSIS

The following analysis, demonstrates how the proposed Ebbtide development land use category
will support the additional public facilities to service the property.

Parks

Level of Service and generation rates for park and recreational facilities are adopted as part of
the Lee County Comprehensive Plan in the Capital Improvements Element. The level of service
for Parks is established in Policy 95.1.3.5 as follows:

(a) Regional Parks 6 acres of developed regional park land open for public use per
1000 total seasonal county population.

(b) Community Parks 0.8 acres of developed standard community parks open for
public use per 1000 permanent population, unincorporated county only.

In establishing a facility needs analysis for park and recreation lands, the most recent available
demographic data is still the 2000 US Census. According to the census data we can assume an
average permanent population of 77%. This is very conservative number based on similar
developments with much higher seasonal populations. It is envisioned that the Ebbtide
development property will be marketed substantially toward a seasonal and second home buyer
population. However, to be very conservative we are using a county wide average. According to
the census data the average household size is 2.31 people per household.

Table 1 below shows the park generation created by the proposed development:

Park Type Generation Rate Population | Park Acreage
Regional Park 6 acres/1,000 people total 1,076 6.5
Community Park | .8 acres/1,000 people permanent 829 0.7

In addition to park area, the Lee County Land Development Code specifies general open space
and preserve guidelines for development. The requirement in the LDC is generally 40% open
space for residential developments and 30% for commercial. The Ebbtide development will need
to meet those guidelines as well, generating significant open space area.

The Ebbtide development will need to pay impact fees, which will pay the proportionate amount
of money to off set any impacts that are created for new parks in Lee County. In addition to
impact fees, the Ebbtide amendment will maintain a significant public waterfront access
opportunity for both the new residents added by this development as well as existing Lee County
residents. With the existing marina and other waterfront amenities, the park amenities that will
be provided for well exceed the impacts of this Lee Plan amendment.

Ebbtide

p. 2007400051



DELiISt FITZGERALD, INC.
Planning ~ Engineering - Project Management

1500 Royal Palm Square Blvd, Suite 101

17 Fort M FL 33919
Exhibit IV.B.2 i 2(;:—4!)(8&;)5;91-239-418-0692&)(
Parks, Recreation and Open Space
Level of Service Standards

Background

Policy 95.1.3 of The Lee Plan states the minimum acceptable level-of-service
standards that will be the basis for planning the provision of required public
facilities within Lee County. Some of the standards will be the basis for
determining the adequacy of public facilities for the purpose of permitting new
development. The “Minimum Acceptable Level of Service” will be the basis for
facility design, for setting impact fees, and the operation of the Concurrency
Management System (where applicable).

“Regulatory” standards are those that are identified by state law as being
essential to support development which includes parks and recreation facilities.

Community Parks “Regulatory” level-of-service standards are 0.8 acres of

developed standard community parks open for public use per 1,000 permanent
population, unincorporated county only.

Section IV.B.2.: Comprehensive Plan Amendment Support Documentation

Current and Projected LOS

The subject property is located in District 44- South Fort Myers Community Park
Impact Fee Benefit District.

The regulatory level-of-service was met in 2006 according to the Lee County
2007 Concurrency Report, and the level-of-service policy standards identified in
The Lee Plan and will continue to be met through 2010.

There are currently twelve existing parks within the South Fort Myers
Community Park Benefit District that consist of 154 total acres.

With a total existing Community Park District inventory of 154 acres provided,
the “Regulatory” standard (86.5 acres in 2006) was met in 2006 and will
continue to be met through the year 2010 as projected.

RECEIVE] » 2007-00051

2008



The proposed increase in density will have slight impacts on the level of service
required. At an assumed 2.09 Persons Per Household (PPH), the additional 116
units will create a demand of 1.45 acres of community park space at the
minimum regulatory level-of-service. The proposed amendment meets the
regulatory level-of-service in this district.

Improvements/Expansions

The WA-KE Hatchee Park is currently being developed that will consist of an
additional 44 acres adjacent to the existing one acre WA-KEE Hatchee
Recreation Center. '

Anticipated revisions to the Community Facilities and Service Elements

There are no anticipated revisions to the Community Facilities and Services
Element and/or Capital Improvements Element.



San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment
Attachment B-3a

Fire Protection Letter
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Sep 11 07 10:52a

BOARD QF COMMISSIONERS
John Scanlon - Chairman

Theodore A, (Ted) Reckwerdt -
Vice-Chairman

Beuty Goodacre - Sec./Treas.
Carol Morris - Fire Commissioner

Joseph Schmid - Fire Commissioner

FIRE CHIEF

Mike Becker

FT MYERS BERCH FIRE 239 463 4344 P.

Fort Myers Beach Fire Control District

100 Voorhis Street * Fort Myers Beach, Flotrida 33931
Mailing Address: PO Box 2880 * Fort Myers Beach, Florida 33932

September 11, 2007

Mr. Joseph M, McHarris

McHarris Planning and Design

11338 Bonita Beach Rd. Suite 103

Bonita Springs, Fl. 33135

Re: San Carlos Island-Letter of Availability

Dear Mr. McHarris:

[ am writing this letter to inform you that the Ft. Myers Beach Fire
Control District has adequate Fire and EMS. Services to cover your

proposed project,

May I suggest that consideration be given to fully sprinkle all
buildings considered in this project.

If1 can be of further assistance to you please feel free to contact me at
239-463-6163 ext. 226

ire Safety,

vid M. c.ox%%

Fire Marshall,

PG ijE@

A
i\ %-"

SOMMUNITY DEVELOPMENT

y 2007-00051

"Providing Tomorrows Quality Service Today"

Phone (239) 463-6163 + FAX (239) 463-6761



San Carlos Island-Comp Plan Amendment
== ————————— e e

Lee County Application for a Comprehensive Plan Amendment

Attachment B-3b

Emergency Medical Service Letter

EMS Letter (B-3b) Page 1



Sep 11 07 10:52a

BOARD OF COMMISSIONERS

John Scanlon - Chairman

Theodore A, (Ted) Reckwerdr -
Vice-Chairman

Betty Goodacre - Sec./Treas.
Caro! Morris - Firc Commissioner

Joseph Schimid - Fire Commissioner

FIRE CHIER

Mike Becker

FT MYERS BEACH FIRE 239 463 4344 P.

Fort Myers Beach Fire Control District

100 Voorhis Street » Fort Myers Beach, Florida 33931
Mailing Address: PO Box 2880 * Fort Myers Beach, Florida 33932

September 11, 2007

Mr. Joseph M, McHarris
McHarris Planning and Design
11338 Bonita Beach Rd. Suite 103
Bonita Springs, Fl. 33135

Re: San Carlos Island-Letter of Aveilability

Dear Mr. McHarris:

I am writing this letter to inform you that the Ft. Myers Beach Fire
Control District has adequate Fire and EMS. Services to cover your

proposed project.

May [ suggest that consideration be given to fully sprinkle all
buildings considered in this project.

If I can be of further assistance to you please feel free to contact me at
239-463-6163 ext. 226

ire Safety,
- /// A
vid M. Cc*aliins,///'ﬂv/M
Fire Marshall.

w 2007-00051

"Providing Tomorrows Quality Service Today'!

Phone (239) 463-6163 - FAX (239) 463-6761



Old San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment
Attachment B-3c

Law Enforcement Letter
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McHARRIS

PiANNING & DFESIGN

11338 Bonita Beach Road, Suite 3
Bonita Spring, FI 34135
239-948-6688

September 4, 2007

Mr. Kevin Farrell.

Planning and Research

Lee County Sheriff’s Office
14750 Six Mile Cypress Parkway
Fort Myers, F1 33912-4406

Re: San Carlos Island-Letter of Availability
Parcel Strap No.: See attached List and location map
Property Address: See attached List and Location map

Dear Mr. Farrell:

We are seeking an amendment to the Lee County Comprehensive Plan for a (+/-) 32 acres of
upland and 44 acres of submerged lands located at San Carlos Island. The amendment is
intended to clean up existing and the future land uses that are out dated due to the decline in the
commercial fishing and shrimping industry that are almost non existent today. Another aspect of
the amendment is to help facilitate the rezoning of two antiquated RV parks with a mixed use
master concept plan that respects the islands history while improving its future. If approved,
there will be a maximum increase above the existing uses of 329 residents, a resort type hotel
with 300 rooms and an additional 78,000 square feet of commercial support space.

As part of this approval process, Lee County Requires a letter form your agency indicating that
there will be adequate facilities to serve the increase in demand. Attached for you reference,
please find the project location map.

At your earliest convenience, please forward a letter to our office verifying that the increase in
demand will be served adequately. We thank you in advance for you attention to this item and if
you have any questions or require additional information, please contact our office.

DECEIVE])
\ MaY ? 1 2008

Jos¢ph M. McHarris ~OMMUNITY DEVELOPMENT

- 2007~

00051

McHarris Planning and Design, 11338 Bonita Beach Rd. Suite 103 Bonita Springs FL, 33135
P (239)948-6688, F (239)948-6689



Mike Scott

Office of the Sheriff

State of Florida
County of Lee

' .ober 31, 2007

Joseph McHarris

McHarris Planning and Design
11338 Bonita Beach Rd

Suite 103

Bonita Springs, F1 33135

Reference to Project: San Carlos Island Comprehensive Plan

Dear Mr. McHarris

The Lee Plan ammendment identified by you as San Carlos (Island) Comp Plan would not affect the
Lee County Sheriff's Office ability 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 set of plans and uses for each building in this project. A Crime

Prevention Through Environmental Design (CPTED) survey and report will be done at that time with
recommendations to you and the county staff.

“‘ease contact Kevin Farrell, Coordinator of the Crime Prevention Unit at 477-2821 with copies of
,our plans. '

Mike Scott
Sheriff

e,

pta‘th es (
Lee County Sheri,

(. Administratiori Bureau BT MAY 71 2008
14750 Six Mile Cypress Pkwy v
Fort Myers, F1 33912 COMMUNITY DEVELOPMENT

239-477-1424 (Office)

. 2007-00051
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Old San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment
Attachment B-3d

Solid Waste letter

Solid Waste Letter (B-3d) Page 1



DELISI FITZGERALD, INC.
Planning - Engineering - Project Management

September 14, 2007

Mr. Keith Howard

Deputy Director of Solid Waste
Lee County

10500 Buckingham Road

Fort Myers, FL. 33905

Via FAX: 461-5871

Re: Ebbtide
Letter of Availability
Parcel Strap No: See attached list
Property Address: See attached list

Dear Mr. Howard:

We are seeking an amendment to the Lee County Comprehensive Plan for a +/-
70 acre site at the above mentioned location. If approved, there will be a
maximum increase of 466 residential dwelling units, plus 98,000 square feet of
commercial floor area and a 300 unit hotel. As part of the approval process,
Lee County requires a letter from your agency indicating that there will be
adequate facilities to serve the increase in demand. Attached for reference,
please find the project location map and strap number/property address
attachment.

At your earliest convenience, please forward a letter to our office verifying that
the increase in demand will be served adequately. If you have any questions or
require additional information, please contact our office.

Sincerely,

Del.isi Fitzgerald, Inc.

Andrew Fitzgerald, P.E.
President COMMUNITY DEVELOPMENT

Project No.: 21079

v 2_007'0005]L

1500.Royal Palm Square Blvd, Suite 101 < Fort Myers,FL 33919 - 239-418-0691 * 239-418-0692 fax



DELISI FITZGERALD, INC.
Planning - Engineering - Project Management

Ebbtide Strap Numbers and Address Attachment

Strap Number Property Address
19-46-24-00-00022.0010 2500 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00023.0020 2500 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00022.0000 2500 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.001A 2200 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.0070 1711 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.0040 1711 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.0020 1711 Main Street, Fort Myers Beach, FL 33931
19-46-24-00-00021.0000 1711 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.0010 2500 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.000A 2500 Main Street, Fort Myers Beach, FL. 33931
19-46-24-00-00021.0030 1711 Main Street, Fort Myers Beach, FL 33931
19-46-24-00-00021.0050 1711 Main Street, Fort Myers Beach, FL. 33931

4 MAY 2 1 2008
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Lee County Application for a Comprehensive Plan Amendment
Attachment B-3e

Mass Transit Letter

Mass Transit Letter (B-3e) Page 1
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LEE COUNTY

SN"UTHWEST FLORIDA

{

BUARD OF COUNTY COMMISSIONERS

Bob Janes
District One

A, Brian Bigelow
District Two

Ray Judah
District Three

Tammy Hall
District Four

Frank Mann
District Fivg
Donald D. Stitwell
County Manager

David M. Owen
County Attorney

Diana M. Parker

County Hearing
Examiner

;"9‘ Recycled Paper

September 13, 2007

Mr. Joseph M. McHarris
McHarris Planning and Design
11338 Bonita Beach Rd

Suite 3 -

Bonita Springs, FL 34135

Re: Service Availability Request for San Carlos Island

Mr. Brawley:

Lee County Transit received your letter dated September 4, 2007 in reference to the
Comprehensive Plan Land Use Map Amendment Application for the parcels related to
the subject site on San Carlos Island. San Carlos Boulevard is an established transit
corridor and Lee County currently provides public transportation services through this
corridor which is approximately one-half of a mile from the subject site. We consider all
of the parcels related to this Comprehensive Plan Amendment Application to be within
our existing service area. Our long range planning activities maintain this transit
corridor and document the need for additional, enhanced services on the route
providing service to this area. We anticipate the current capacity on this route to be

sufficient to meet the needs of the proposed land use and zoning changes you wish to
change.

If you have any questions please contact me at (239) 533-0333 or you can send an e-
mail to mhorsting@leegov.com .

Sincerely, -

M (J/
Michael Horsting, AICP

Principal Planner
Lee County Transit

UNITY DEVELOPN

2007" 00051

P.O.Box 398, Fort Myers, Florlda 33902-0398 (239) 335-2111
Internet address http://Awww.lee-county.com
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER
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Lee County Application for a Comprehensive Plan Amendment
Attachment B-3f
Schools Letter

Letter and correspondence has been initiated. No formal letter of response as of the submission date

EC "‘“WE

MAY 7 1 2008
COMMUNITY DEVELOPMENT

2007‘00051
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Mc':l I ARRIS

PLANNING & DESIGN

11338 Bonita Beach Road, Suite 3
Bonita Spring, FI 34135
239-948-6688

September 4, 2007

Ms. Susan Teston

Long Range Planner

Lee County School Board
Planning Department
2055 Central Avenue
Fort Myers, FL. 33901

Re: San Carlos Island-Letter of Availability
Parcel Strap No.: See attached List and location map
Property Address: See attached List and Location map

Dear Susan,

We are seeking an amendment to the Lee County Comprehensive Plan for a (+/-) 32 acres of
upland and 44 acres of submerged lands located at San Carlos Island. The amendment is
intended to clean up existing and the future land uses that are out dated due to the decline in the
commercial fishing and shrimping industry that are almost non existent today. Another aspect of
the amendment is to help facilitate the rezoning of two antiquated RV parks with a mixed use
master concept plan that respects the islands history while improving its future. If approved,
there will be a maximum increase above the existing uses of 329 residents, a resort type hotel
with 300 rooms and an additional 78,000 square feet of commercial support space.

As part of this approval process, Lee County Requires a letter form your agency indicating that
there will be adequate facilities to serve the increase in demand. Attached for you reference,
please find the project location map.

At your earliest convenience, please forward a letter to our office verlfylng that the.ing
demand will be served adequately. If you have any questions QE rEqulre addltt?{lal%ﬁ
please contact our office. |8 l ﬂ‘\'"‘/ . ,

With regards

MUNITY nwmh 2 5" 1
2007 00

COM

McHarris Planning and Design, 11338 Bonita Beach Rd. Suite 103 Bonita Springs FL, 33135
P (239)948-6688, F (239)948-6689
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Lee County Application for a Comprehensive Plan Amendment

Attachment C-1

FLUCFCS Information and Map

RECEIVE])
%' MAY 21208
COMMUNITY DEVELOPMENT
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San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment C-2

Soils Information and Map
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San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment C-3

Topographic Map
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DELIS1 FITZGERALD, INC.
Pranaing - Engingering ~ Project Management
1500 RayalPalm Square Blvd, Suite 101

Fort Myess, FL 33919
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Lee County Application for a Comprehensive Plan Amendment

Attachment C-4

Wetlands Information and Map
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San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment
Attachment C-5

FLUCFCS Tables

FLUCEFCS Table (C-5) Page 1



EBBTIDE

POTENTIAL FEDERAL, STATE, OR COUNTY PROTECTED SPECIES

September 25, 2007

BY HABITAT TYPE AND DESIGNATED STATUS

FLUCFCS, C?de Potential Protected Species USFWS | FWCC County
and Description Status | Status | Status
180 Boat Docks* Eastern Indigo Snake (Drymarchon corais couperi) T T p
Gopher Tortoise (Gopherus polyphemus) - T P
184  Marina* Florida Manatee (Trichechus manatus latirostris) E E -
oy « | Eastern Indigo Snake (Drymarchon corais couperi) T T P
422 Brazilian Pepper Gopher Tortoise (Gopherus polyphemus) - T P
American Alligator (4/ligator mississippiensis) T SSC P
Roseate Spoonbill (4jaia ajaja) - SSC p
Limpkin (4dramus guarauna) - SSC P
540 Bays and Little Blue Heron (Egretta caerula) - SSC P
Estuaries Reddish Egret (Egretta rufescens) - SSC P
Snowy Egret (Egretta thula) - SSC P
Tri-Colored Heron (Egretta tricolor) - SSC P
Everglades Mink (Mustela vison evergladensis) - T P
Florida Manatee (Trichechus manatus latirostris) E E -
Roseate Spoonbill (4jaia ajaja) - SSC P
Little Blue Heron (Egretta caerula) - SSC P
Snowy Egret (Egretta thula) - SSC P
Mangroves, Tri-Colored Heron (Egretta tricolor) - SSC P
6129 E1 Disturbed Brown Pelican (Pelecanus occidentalis) - SSC P
(0-24% Exotics) Reddish Egret (Egretta rufescens) - SSC p
Wood Stork (Mycteria americana) E E P
6129 E3  Mangroves, Big Cypress Fox Squirrel (Sciurus niger avicennia) - T P
Disturbed Florida Black Bear (Ursus americanus floridanus) - T P
(50-75% Exotics) [ American Alligator (4lligator mississippiensis) T SSC p
Twisted Air Plant (7illandsia flexuosa) - - P
Prickly-Apple (Cereus gracillis) - - P
. « | Bastern Indigo Snake (Drymarchon corais couperi) T T P
740 Disturbed Land Gopher Tortoise (Gopherus polyphemus) - T p
*Habitat surveyed for the species noted as a precautionary measure although not required per the LDC.
County-Lee County
USFWS-United States Fish and Wildlife Service {F E-‘?’*‘ [‘g EME@
FWCC-Florida Fish and Wildlife Conservation Commission ' : i
E-Endangered £
P-Protected in Lee County L MAY 7 2008
¢ ".Species of special concern
reatened ~COMMUNITY D F“V ELC )p%p 1
PR o L B
Passarella & Associates, Inc. U v e lofl
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San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment D-1

Impacts on Historic Resources
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Lee County Application for a Comprehensive Plan Amendment

Attachment D-2

Archeological Sensitivity Map
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Lee County Application for a Comprehensive Plan Amendment

Attachment D-3

Flood Map
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San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment
Attachment E-1
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.

Population Projection (E-1) Page 1



San Carlos Island-Comp Plan Amendment

This amendment is in line with the established Lee County population projections. The Lee Plan
Future Use Map has availability for additional residential units.

Planning Community of Iona/McGregor

[ Year | Population
| 1998 | 27,621
| 1999 | 28,088
| 2020% | 35,287
* Forecast
Acreage
Residential Use by .
Future Land Use Allocation o Existing Available
Year 2020
Category
Central Urban (CU) 462 238.85 22315
Urban Community
ue) 697 532.24 164.76
Suburban (S) 247 2050.54 420.46
-Outlying Suburban
(0S) 396 197.21 198.79
Industrial (ID) i 5.4 1.6
Outer Islands (OI) 1 0 1
Total Residential 4034 3024.24 1009.76
Acreage
Allocation for 5o g
Other Uses Year 2020 Existing Available
Commercial 782 512.81 269.19
Industrial 298 12.36 285.6%

COMMUNITY DEVELOPMENT

2007-00051

m

Population Projection (E-1)

Page 2



Old San Carlos Island-Comp Plan Amendment

Lee County Application for a Comprehensive Plan Amendment

Attachment E-2

Internal Consistency with the Lee Plan

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.

COMMUNITY DEVELOPM ENT

) 2007,0005 1

m
Internal Consistency with the Lee Plan (E-2) Page 1




0Old San Carlos Island-Comp Plan Amendment
W

Summary

After a complete and thorough review of the plan | have summarized the appropriate goals without
response to that goal. For a more indebt review, please go the individual comment for each policy and
objective that pertains to this amendment.

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 man ner, and
discourage urban sprawl.

e Thisamendment is needed to meet the goals as stated above. The current plan is a hodge-
podge of uses that do not protect natural resources

GOAL 2: GROWTH MANAGEMENT. To provide for an economically feasible plan that coordinates the
location and timing of new development with the provision of infrastructure by government agencies,
private utilities, and other sources.

e This amendment provides for a compact growth patter while opening up green space and
providing access to the water. The project is located in an already developed location with
many of the necessary provisions of infrastructure readily available.

GOAL 3: PRIVATELY FUNDED INFRASTRUCTURE. To assist in the provision of a full range of privately
funded urban infrastructure in specified Future Urban areas which have existing or projected deficits in
one or more essential services.

® Any deficiencies in infrastructure would be funded with impact fees or other sources.

GOAL 4: DEVELOPMENT DESIGN - GENERAL. To maintain innovative land development regulations
which encourage creative site designs and mixed-use development

e This amendment utilizes mixed use-design with a creative site plan that opens up the water
front, provides open space, and enhances the water dependent uses to name a few of its
benefits.

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.

e The north property already has a history of residential type uses; the only difference is that the
new amendment would allow more permanent type of structures to replace the existing stock
of units and provide additional units on lands that have been zoned differently than the existing
pattern has been for this side of the island.

Internal Consistency with the Lee Plan (E-2) Page 2
COMMUNITY DEVELOPMEN



Old San Carlos Island-Comp Plan Amendment

® These replaced and new units would be built to the latest standards of construction and design
aesthetics with a variety of sizes and types.

GOAL 6: COMMERCIAL LAND USES. To permit orderly and well-planned commercial development at
appropriate locations within the county.

e The south side of the property has been predominantly developed to assist water dependent
uses like commercial fishing that where vital to the economy and development of the island.
This type of water dependent use is almost nonexistent today. This amendment is looking to
the future by replacing past water dependent uses with new water dependent uses that are
relative to not only the islands economy but also the county’s economic development.

GOAL 7: INDUSTRIAL LAND USES. To promote opportunities for well-planned industrial development at
suitable locations within the county.

® Itisthe opinion of this amendment that industrial zoned land at this location is not well planned
and suitable for this location because of conflicts with the existing population and the fragile
nature of the islands eco-system. This zoning was intended to preserve commercial fishing for
the island. With the decline in this industry the need for this zoning is confusing if not
dangerous to the island. The island will be better served with uses that promote the water and
its access.

GOAL 8: MARINE-ORIENTED LAND USES. To designate prime locations for marine-oriented Iand uses
and protect them from incompatible or pre-emptive land uses.

e This amendment is design to locate marine oriented land uses to the waterfront.
GOAL 11: WATER, SEWER, TRAFFIC, AND ENVIRONMENTAL

This amendment seeks to enhance the environment that has been neglected because of outdated
planning. This project is located in an area with a high level of infrastructure that can support the
project and will redevelop utilizing the newest and best practices In planning and design

GOAL 12: SAN CARLOS ISLAND. All development approvals on San Carlos Island must be consistent with
following objective and policy in addition to other provisions of this plan.

GOAL 39: DEVELOPMENT REGULATIONS. Maintain clear, concise, and enforceable development
regulations that fully address on-site and off-site development impacts and protect and preserve public
transportation facilities.

¢ This amendment will not only adhere to the counties Development regulations, but has
proposed more stringent regulation to ensure a high quality, aesthetically pleasing project that
will be used as a bench mark for the future of the island.

Internal Consistency with the Lee Plan (E-2)] Vi
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Old San Carlos Island-Comp Plan Amendment

GOAL 40: SAFETY, ENERGY-EFFICIENCY, ACQUISTION, PRESERVATION, AND PROTECTION MEASURES
FOR A MULTIMODAL TRANSPORTATION SYSTEM. Establish strategies for safe, convenient, and energy-
efficient operation for roads and the development acquisition, preservation, and protection of a multi-
modal transportation system that is aesthetically-pleasing and furthers the efficient movement of
commerce.

® This amendment is a major key to goal 40 because it provides a terminal for water
transportation. It is being design to accommodate water taxis to and from Fort Myers beach, it
will rent bikes, accommodate Lee Tran and will interconnect roads, bike path and pedestrian
walks into Lee counties exiting systems, making this project a truly multimodal hub.

GOAL 41: COMMUNITY AND ENVIRONMENTAL IMPACTS. Develop and maintain a transportation
system that protects community and neighborhood integrity and that preserves critical environmental
habitats and significant aesthetic values.

® This amendment will enhances the transportation system with an aggressive landscape
program, it will protect neighborhoods by providing adequate buffers , it will enhance
environmental habitats by creating new and protecting existing ones and it will do this all with
a master concept plan that coordinates the part with aesthetic values on all levels

GOAL 42: INTERGOVERNMENTAL COORDINATION. Cooperate with other governmental entities in the
planning, funding, construction, operations and maintenance of transportation improvements within or
affecting Lee County.

e This amendment proposes intergovernmental coordination with The town of Fort Mpyers Beach
to work with them on concerns regarding transportation and access

GOAL 43: MASS TRANSIT SERVICE. Provide public transit service to residents and visitors (especially the
transportation-disadvantaged population) in and between the concentrated population centers of Lee
County, and ensure that this service is integrated with other modes of transportation.
® This amendment has a Mass transit component that not only links the project to population and
employment centers but integrates it with other modes of transportation.

GOAL 45: MARINE NAVIGATION MANAGEMENT. Develop and implement a comprehensive marine
access program.

GOAL 46: COORDINATED SYSTEM OF RAILWAYS, AVIATION, PORTS, AND ROADS. Develop and
maintain a coordinated system of railways, aviation, Transportation Ill-17 December 2004 ports, roads,
and related facilities to facilitate the safe and efficient movement of commerce, consistent with
community values and economic objectives.

Internal Consistency with the Lee Plan (E- )
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e This amendment maintains and enhances the efficient movement of people and commerce by
preserving the access and coordination of services that are and can be available to the water

front at this location. Examples of this are the large docks available and the Key West express
terminal.

GOAL 53: POTABLE WATER INFRASTRUCTURE. To ensure the public health, welfare, and safety by the
provision of high-quality central potable water service throughout the future urban areas of
unincorporated Lee County, and to ensure that the costs of providing facilities for the supply of potable
water are borne by those who benefit from them.

e Development of this property is located in an area with adequate supply and an existing
infrastructure.

GOAL 54: CONSERVATION. To ensure that future populations have access to potable water supplies and
services at a reasonable price by using and encouraging conservation and resource management
measures to reduce consumption of potable water

® Water conservation and other conservation techniques will be developed as part of green and
smart growth designs

GOAL 57: RESOURCE MANAGEMENT. To further the public health and protect environmental quality by
using and encouraging conservation and resource management measures to reduce consum ption of
potable water and subsequent generation of wastewater.

e Conservation techniques will be developed as part of green and smart growth designs

GOAL 59: PROTECTION OF LIFE AND PROPERTY. To reduce the hazards to 'Iife, health, and property
created by flooding due to rainfall in a manner consistent with the community's criteria for the
preservation of environmental values and the conservation of natural resources.

e This amendment reduces the protection of life and property by replacing 271 below flood and
below current building standard with new up to date facilities while opening up green space and
protecting natural resources.

GOAL 60: COORDINATED SURFACE WATER MANAGEMENT AND LAND USE PLANNING ON A
WATERSHED BASIS. To protect or improve the quality of receiving waters and surrounding natural areas
and the functions of natural groundwater aquifer recharge areas while also providing flood protection
for existing and future development.

® This amendment will replace the almost non-existent water management system with a state of
the art water management system that creates natural features and protects and enhances
existing wetlands.

GOAL 61: PROTECTION OF WATER RESOURCES. To protect the county's water resources through the
application of innovative and sound methods of surface water management and by ensuring that the
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public and private construction, operation, and maintenance of surface water management systems are

consistent with the need to protect receiving waters. Community Facilities and Services IV-14 December
2004

e This amendment will replace the almost non-existent water management system with a state of
the art water management system that creates natural features and protects and enhances
existing wetlands.

GOAL 62: SOLID WASTE. To ensure the health, safety, and general welfare of the citizens of Lee County

by protecting the quality of the environment through the proper management and disposal of solid
waste.

® Up to date recycling will be part of the project to ensure proper disposal of waste.

GOAL 65: FIRE PROTECTION. To assist fire districts in providing appropriate levels of high-quality cost-
effective fire prevention and suppression services throughout the unincorporated county.

® This project will utilize state of the art fire suppression systems though-out the property in
accordance with NFPA

GOAL 68: POLLUTION CONTROL. To ensure a safe and healthful environment for all Lee County
residents,

® The project will utilize state of the art pollution control to protect both air and water quality to
ensure a safe and healthful environment.

GOAL 70: ENERGY CONSERVATION. Lee County will promote the protection and preservation of the
county's limited energy resources.

GOAL 76: DISTRIBUTION OF FACILITIES. To provide, maintain and preserve a diverse park, recreational,
and open space system which provides equitable access and distribution to all residents of
unincorporated Lee County regardless of interest, age, sex, income, race, handicap, or location of
residency within unincorporated Lee County.

GOAL 77: DEVELOPMENT DESIGN REQUIREMENTS. To require new development to provide adequate
open space for improved aesthetic appearance, visual relief, environmental quality, preservation of
existing native trees and plant communities, and the planting of required vegetation. (Amended by
Ordinance No. 94-30, 02-02) Parks, Recreation and Open Space V-1 December 2004

e The existing uses (except for the new) on the property for the most part is an example of what
not to do because in its current state it has no aesthetic appeal, no environmental quality, did
not preserve any plants or habitats, and provides almost no open space. The amendment is

Page 6
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design to create a master plan for the property which will create an environment of quality,

preservation while being aesthetically pleasing in its appearance and its impact on the
environment.

GOAL 78: LANDSCAPE/WAYSIDE PARKS. To improve the aesthetics of the community by providing
Landscape/Wayside Parks where feasible and appropriate. Parks, Recreation and Open Space V-2
December 2004

* |tis the intent of this project to create landscaped areas in and around the site and along its
roads and paths.

GOAL 79: BOAT RAMPS. To provide a share of the boat ramps needed to allow county residents and
visitors inexpensive access to public waterways.

¢ This project will allow residents and visitors inexpensive access to public waterways though

water taxi services, the marina to name a few.

GOAL 82: MAINTAINED WATER ACCESSES. To improve access to public beaches and other bodies of
water.

® This amendment provides improved public access to the beach by providing an alternative to
driving over the bridge to look for a parking space to go to the beach. Our alternative is to park
in a shaded parking garage and take the water taxis to the beach.

* We also will be providing many water associated activities that will improve ones access to
many different water bodies and experiences.

GOAL 86: ENVIRONMENTAL AND HISTORIC PROGRAMS. To provide programs and information to
promote knowledge and understanding of Lee County's unique environmental and cultural heritage.

® As part of the amendment we plan to provide a community learning facility that will provide
information on the history of the island, indigenous habitats of the area. This facility will also be
the jumping of place for eco friendly tours of the back bay, and other interesting and
educational activities that are design to provide our residents and guests with a greater
understanding of the unique environment and heritage the area has to offer.

GOAL 101: PLANNING, COORDINATION AND IMPLEMENTATION. To protect the public from the effects
of natural and technological hazards through county emergency plans and programs.

® This amendment reduces the protection of life and property by replacing 271 below flood and
below current building standard with new up to date facilities . It is also replacing the industrial
uses for more appropriate uses at this location thus protecting by being proactive.
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GOAL 103: HAZARDOUS MATERIALS. To protect the public and the environment from accidental
contact with hazardous materials.
e Itisalso replacing the industrial uses designated for the property with more appropriate uses at
protecting the area and public by being proactive in protecting an area that is surrounded by
water.

GOAL 104: COASTAL RESOURCE PROTECTION. To protect the natural resources of the coastal planning
area from damage caused by inappropriate development.
* This amendment is by its design, intended to protect, enhance and educate residents and
visitors about the uniqueness of this coastal area and its natural resources through proper
planning that is site specific.

GOAL 105: PROTECTION OF LIFE AND PROPERTY IN COASTAL HIGH HAZARD AREAS. To protect human
life and developed property from natural disasters. (See also Goal 110.)

e This amendment reduces the protection of life and property by replacing 271 below flood and
below current building standard with new up to date facilities that have been design to resist
natural disasters in an effort to protect human life and property.

GOAL 106: LIMITATION OF PUBLIC EXPENDITURES IN COASTAL HIGH HAZARD AREAS. To restrict public
expenditures in areas particularly subject to repeated destruction by hurricanes, except to maintain
required service levels, to protect existing residents, and to provide for recreation and Open space uses.

®  While this property is located in a coastal high hazard area, it is the intent of this amendment to
sustain existing levels of service while replacing existing and future uses with facilities that
protect the resident population while providing for recreational and open space opportunities
that are somewhat non existent today with the existing development.

GOAL 107: RESOURCE PROTECTION. To manage the county's wetland and upland ecosystems so as to
maintain and enhance native habitats, floral and faunal species diversity, water quality, and natural
surface water characteristics.

¢ The future land use map has identified on its map a large area of wetlands on this property. This
amendment will enhance this area while using it to teach about the needs and benefits of such
habits.

GOAL 108: ESTUARINE WATER QUALITY. To manage estuarine ecosystems so as to maintain or improve
water quality and wildlife diversity; to reduce or maintain current pollution loading and system
imbalances in order to conserve estuarine productivity; and to provide the best use of estuarine areas.
(Amended by Ordinance No. 94-30) I
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e The area as exist today does not have a comprehensive water management system and is
therefore not helping the estuarine water quality for the area. The new amendment will
provide state of the art systems to ensure water quality and the reduction of pollution in the
systems. The marina will utilize best practice in its day to day operations also to to protect
water quality.

[}

GOAL 109: EVACUATION AND SHELTER. To provide evacuation and shelter capabilities adequate to
safeguard the public against the effects of hurricanes and tropical storms.

GOAL 110: HAZARD MITIGATION. To provide through county plans, programs, and regulations means to
minimize future property losses from natural disasters such as flooding, tropical storms and hurricanes.
® This amendment can be seen as a mitigation device to prevent future property loses from

natural disaster by replacing sub standard facilities with new hurricane and flood resistant
buildings

GOAL 111: POST-DISASTER REDEVELOPMENT. To provide for planning and decision-making to guide

redevelopment during the response and recovery period following major emergencies, such as tropical
storms and hurricanes.

® If the community is redeveloped it will not need a Post-Disaster Redevelopment plan as this
amendment would prevent such a disaster from happening at this location. |

GOAL 112: INTERGOVERNMENTAL COORDINATION. To protect natural resource systems that cross
governmental boundaries through intergovernmental coordination.

® This amendment has a component to provide coordination with the town of Fort Myers beach
to work on this and other issues.

GOAL 113: COASTAL PLANNING AREAS. To conserve, maintain, and enhance the natural balance of
ecological functions in the coastal planning area, with particular emphasis on the protection of beach
and dune systems so as to retain their contribution to storm protection, natural resources, and
economic development.
*  While we don not have beaches or dune systems, one of our major goals is to enhance the
natural balance of the ecology of the area, while promoting economic development for the area.
GOAL 114: WETLANDS. To maintain and enforce a regulatory program for development in wetlands that
is cost-effective, complements federal and state permitting processes, and protects the fragile ecological
characteristics of wetland systems.
e Existing Wetlands will not be developed as part of this amendment but will be enhanced and
preserved as a teaching tool for the community.

GOAL 115: WATER QUALITY AND WASTEWATER. To ensure that water quality is maintained or
improved for the protection of the environment and people of Lee County.

Internal Consistency with the Lee Plan (E-2)
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GOAL 117: WATER RESOURCES. To conserve, manage, and protect the natural hydrologic system of Lee
County to insure continued water resource availability.

GOAL 118: AIR QUALITY. To maintain the best possible air quality, meeting or exceeding state and
federal air quality standards.

GOAL 121: FISHERIES MANAGEMENT. To preserve the ecosystem that nourishes and shelters the
commercial and sport fisheries in Lee County.

GOAL 122: COMMERCIAL FISHING. To maintain, support and expand commercial fishing in the county.
* This amendment is not consistent with the goal stated above due to the fact that the industry is

dieing and nothing we do will revive it. This amendment respects the history of the island while
looking to its future as a new viable asset to the county.

GOAL 124: MARINE AND NAVIGATION MANAGEMENT. To develop and implement a comprehensive
marine resources management program.

GOAL 125: WATER ACCESS. To develop and implement a public water access program.

GOAL 128: SHORELINE MANAGEMENT. To encourage the maintenance and development of water
dependent shoreline uses and to avoid their displacement by non-water-dependent uses.

GOAL 135: MEETING HOUSING NEEDS. To provide decent, safe, and sanitary housing in suitable
neighborhoods at affordable costs to meet the needs of the present and future residents of the county.

GOAL 141: IDENTIFICATION AND EVALUATION. To provide for the identification and evaluation of the
historic resources of Lee County.

GOAL 144: EDUCATION AND PUBLIC PARTICIPATION. To provide for the public awareness and
involvement in all aspects of historic preservation in Lee County.

Internal Consistency with the Lee Plan (E-2)!
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In-depth Internal consistency review

Chapter |
l. Lee County - A Vision for 2020

~ All units of local government in the State of Florida are required to adopt comprehensive plans pursuant
to Chapter 163 of the Florida Statutes. These plans essentially serve three broad purposes. First of all,
certain day-to-day public and private activities within each jurisdiction must be consistent with the
goals, objectives, and policies in the adopted plan Second, the plan is a source of authority for the local
government's land development regulations and for a wide range of official discretionary actions,
including, but not limited to, the capital improvement program. Finally, the plan represents the
community's vision of what it will or should look like by the end of the planning horizon. This last
function was emphasized in the 1993 ELMS Il Bill, which encouraged local governments to use their
plans to develop and implement a vision for the future.

The Lee Plan is designed to depict Lee County as it will appear in the year 2020. Given the projected
increase in population (to 602,000 permanent and 764,171 seasonal residents) and the probable rate of
technological change between the present date and 2020, it is impossible to describe the future face of
the county with any degree of certainty or precision. However, the following list of themes will be of
great importance as Lee County approaches the planning horizon:

* The growth patterns of the county will continue to be dictated by a Future Land Use map that will not
change dramatically during the time frame of this plan. With the exception of Cape Coral and Lehigh
Acres, the county's urban areas will be essentially built out by 2020 (pending, in some cases,
redevelopment). The county will attempt to maintain the clear distinction between urban and rural
areas that characterizes this plan. Its success will depend on two things: the continuing viability of
agricultural uses and the amount of publicly-owned land in outlying areas.

* The county will protect its natural resource base in order to maintain a high quality of life for its
residents and visitors. This will be accomplished through an aggressive public land acquisition program
and by maintaining and enforcing cost-effective land use and environmental regulations that
supplement, where necessary, federal, state, and regional regulatory programs.

® The county's traditional economic base will be diversified in order to increase the percentage of high-
paying jobs, reduce tax burdens on residents, and enhance the stability of the community. Traditional
industries, such as agriculture, commercial fishing, tourism, and construction, will continue to play a
significant role in the county's economy, but will become less important in relation to hew business
opportunities afforded by the expanded international airport and the new university.
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* Cultural, educational and recreational opportunities will expand dramatically as the result of the
county's increased urbanization.

® Increased urbanization will require a commensurate investment in the county's physical and social
infrastructure. Public facilities will be maintained at adequate levels of service, partly by the
construction of new facilities and partly by the use of new methods to conserve the capacity of existing
facilities. Social problems, including, but not limited to, crime and illegal drug use, will be addressed
primarily by early intervention and programs designed to eliminate their root causes.

* The Lee Plan's land use accommodation is based on an aggregation of allocations for 22 Planning
Communities. These communities have been designed to capture the unique character of each of Vision
Statement I-1 December 2005 these areas of the county. Within each community, smaller neighborhood
communities may exist; however, due to their geographic size, a planning community could not be
created based on its boundaries. These communities and their anticipated evolutions are as follows:

Response: This amendment will continue to support the vision with traditional industries that
have been established in an area that is perfect for redevelopment to replace two dying industries.
This amendment will create employment opportunities and enhance the stability of the community.

12. lona/McGregor - This Community is located primarily south of Gladiolus Drive west of Hendry Creek
and contains all of the islands not included in the Town of Fort Myers Beach. This community primarily
has lands designated as Central Urban, Urban Community, Suburban, and Outlying Suburban. There is
also an industrial area located west of Pine Ridge road north and Vision Statement I-6 December 2005
south of Summerlin Road. This community, due to its proximity to the area beaches, will continue to bea
popular area for seasonal residents. This community has three discernible subareas: McGregor
Boulevard/San Carlos Boulevard, Summerlin Road, and San Carlos Island. The McGregor Blvd./San Carlos
Blvd area will be approaching build out by 2020 and some of the older (pre 1980) developments will
begin to redevelop to take advantage of a higher end market seeking a combination of quick beach
access and closeness to urban services. This area will remain primarily residential with retail uses located
at the major intersections. The Summerlin Road Corridor will develop a new look by 2020 and will
emerge as one of the county's primary medical service areas. This portion of the community will also
continue to develop as a strong residential area with an influx of new gated communities.

The San Carlos Island area, which is nearly built out today, will continue to develop its infill areas while
maintaining its marine oriented nature. Residents of this community will address current planning
concerns in a comprehensive review of this area and future amendments to this plan will be made to
address these concerns. This area is anticipated to grow from a current permanent population of 24,000
to 32,000 by 2020. The lona/McGregor area is also expected to be home to an additional 14,000
seasonal residents by 2020.

Response: This amendment is consistent with the above statement/vision for the San Carlos
Island area, which acknowledges the need for amendments to address current planning concerns. This
amendment address the concerns of the current planning deficiencies by allowing development and
redevelopment of an area that is and has been blighted by the decline in the shrimp and commercial
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fishing industry and the demise of the RV parks due to severe increases in the tax base of the land.
This amendment will address future development for the area that the current plan does not allow or
never anticipated while maintaining its marine oriented nature.

Chapter |l
Il. Future Land Use

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. (Amended by Ordinance No. 94-30)

Response: The goal of this amendment is to protect and enhance an area that developed a long
time ago without the benefits of modern planning and a future land use map. This amendment does
not promote sprawl and actually corrects the existing sprawl condition that exist on the site by
creating open space, water management, and master planning that will enhance the area and
revitalize it not just economically but also environmentally.

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. (The Future Land Use Map series also contains Map 2 and additional maps located in the
appendix. A colored wall-size reproduction of Map 1 is also available.)

Response: This amendment is designed to blend existing intensities with appropriate activities
based on site conditions.

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 (see Policies 1.7.6 and
2.2.2). 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 (see Policy 1.7.6). The cities of Fort Myers, Cape Coral, and Sanibel are depicted on
these maps only to indicate the approximate intensities of development permitted under the
comprehensive plans of those cities. Residential are described in the following policies and summarized
in Table 1(a). (Amended by Ordinance No. 94-29, 98-09)

Response: Our amendment will comply with Policy 1.1.1

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
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neighborhood centers, and industrial land uses are not permitted. Bonus densities are not allowed.
(Amended by Ordinance No. 94-30)

Response: The land use map currently designates a large portion of the property as Suburban.
This is in direct conflict with the description above. For example the property currently has property
zoned industrial which is not a permitted uses as noted above. The amendment will correct this.

POLICY 1.1.6: N/A

POLICY 1.1.7: The Industrial Development areas play an important role in strengthening the county's

economic base and will become increasingly important as the county grows in size and urban

complexity. To a great extent these are the areas to which Lee County must look for expanded job

opportunities, investments and production opportunities, and a balanced and sufficient tax base. These

areas have special locational requirements that are more stringent than those for residential areas,

including transportation needs (e.g., air, ;ait, highway); industrial levels of water, sewer, fire protection,

and other urban services; and locations that are convenient for employees to reach. Whereas the other

Future Urban Areas will include a broad combination of residential, commercial, public, and limited

industrial land uses, the Industrial Development area is to be reserved mainly for industrial activities per

se, as well as for selective land use mixtures such as the combined uses of industrial, manufacturing,

research, properly buffered recreational uses (except where precluded by airport hazard zone

regulations), and office complexes (if specifically related to adjoining industrial uses) that constitute a

growing part of Florida's economic development sector. New natural resource extraction (mining)

activities and fill dirt operations must be approved through the Industrial Planned Development |

rezoning process. Retail or wholesale of products manufactured or processed upon the premises may be

allowed at a ratio of 1 square foot of commercial uses to 10 square feet of industrial use in association

with a Planned Development. Ancillary minor retail commercial uses intended to support the

surrounding industrial land uses may not exceed 30,000 square feet per development; and, at buildout,

may not exceed more than ten percent (10%) of the total acreage of the lands designated as Industrial

Development areas in each cdmmunity outlined in Map 16. Residential uses, other than bona fide

caretaker residences, are not permitted in this category except to the extent provided in Chapter Xll| of

the Plan. (Amended by Ordinance No. 9430, 98-09, 99-15, 02-02)
|
|
|

Response:

Although the area has Industrial zoning, industrial zoning is not intended to be part of this
amendment do to the uniqueness of the site and its environmental sensitivity of the area. Also we
believe that it is not the greatest and best for the property.

POLICY 1.1.8:
Response: N/A

POLICY 1.1.9: The University Community land use category provides for Florida's 10th University and for
associated support development.
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Response: N/A

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL AIRPORT AREA.
Response: N/A

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS
Response: N/A

OBJECTIVE 1.4: NON-URBAN AREAS. Designate on the Future Land Use Map categories for those areas
not anticipated for urban development at this time.

Response: N/A

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that are identified as
Wetlands in accordance with F.S. 373.019(17) through the use of the unified state delineation
methodology described in FAC Chapter 17-340, as ratified and amended in F.S. 373.4211. (Amended by
Ordinance No. 94-30)

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses and
recreational uses that will not adversely affect the ecological functions of wetlands. All development in
Wetlands must be consistent with Goal 114 of this plan. The maximum density is one dwelling unit per
twenty acres (1 du/20 acre) except as otherwise provided in Table 1(a) and Chapter XIlI of this plan.
(Amended by Ordinance No. 94-30)

POLICY 1.5.2: When the exact location of Wetlands boundaries is in question, Chapter Xlll of this plan
provides an administrative process, including a field check, to precisely define the boundary. (Amended
by Ordinance No. 94-30)

POLICY 1.5.3: Wetlands that are conservation lands will be subject to the provisions of Policy 1.4.6 as
well as the provisions of Objective 1.5. The most stringent provisions of either category will apply.
Conservation wetlands will be identified on the FLUM to distinguish them from non-conservation
wetlands. (Added by Ordinance No. 98-09)

Response: This amendment will comply with the wetlands ‘objectives and policies. It will be
designed in a way to better achieve conservation of important environmental resources and to initiate
area wide surface water management.

OBJECTIVE 1.6: NEW COMMUNITY.

Response: Although we are not a “new Community” this amendment will meet many of the
requirements such as:

1. The land will be developed under a well-conceived overall master plan;

2. The land can be served with all necessary facilities and services at little or no expense to the county.

Page 16
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3. Population, recreation, open space, educational, office, and research facilities are distributed

in an orderly and attractive manner;

4. The land will be developed in such a manner as to protect environmentally sensitive areas;

5. The land will be developed as a free-standing community offering a complete range of land uses
6. Off-site impacts will be mitigated; and,

7. On-site levels of service will meet the county-wide standards contained in this plan.

Future Land Use 11-15 December 2005

OBJECTIVE 1.7: SPECIAL TREATMENT AREAS. Designate on the Future Land Use Map, as overlays, special
treatment areas that contain special restrictions or allowances in addition to all of the requirements of
their underlying categories.

POLICY 1.7.5: The Water-Dependent overlay zone designates shoreline areas where priority will be
granted to water-dependent land uses. Specific requirements are detailed for such zones on San Carlos
Island under Goal 12, in the Greater Pine Island area under Goal 14, and for other areas in Lee County in
the Conservation and Coastal Management Element. (Amended by Ordinance No. 94-30, 00-22) Future
Land Use Il-16 December 2005

Response: This amendment has taken into account the water dependant overlay and enhance it.

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. This policy will be implemented as follows:

1. For each Planning Community the County will maintain a parcel based database of existing land use.
The database will be periodically updated at least twice every year, in September and March, for each
Planning Community.

2. Project reviews for development orders must include a review of the capacity, in acres, that will be
consumed by build-out of the development order. No development order, or extension of a
development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table 1(b),
Acreage Allocation Table regardless of other project approvals in that Planning Community.

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and Appraisal
Report, and every five years thereafter, the County must conduct a comprehensive evaluation of
Planning Community Map and the Acreage Allocation Table system, including but not limited to, the
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appropriateness of land use distribution, problems with administrative implementations, if any, and
areas where the Planning Community Map and the Acreage Allocation Table system might be improved.
(Amended by Ordinance No. 94-29, 98-09, 0022) POLICY 1.7.7: The Public Acquisition overlay zone
designates areas that have been targeted for public acquisition by federal, state, regional, and/or local
agencies. This overlay does not restrict the use of the land in and of itself. It will be utilized for
informational purposes since this map will represent a composite of public acquisition activities in the
county. (Amended by Ordinance No. 91-19, 00-22)

POLICY 1.7.8: Response: N/A

POLICY 1.7.9: The Urban Infill and Redevelopment overlay (Map 15) designates areas that have been
targeted for economic development, job creation, housing, transportation, crime prevention,
neighborhood revitalization and preservation, and land use incentives to encourage urban infill and
redevelopment within the urban core, in accordance with F.S. 163.2517. These areas have the
opportunity to receive additional funding to implement the planning program through the Urban Infill
and Redevelopment Assistance Grant Program through the Florida Department of Community Affairs.
(Added by Ordinance No. 02-02)

A%

Response: mwene Fﬁ. }ﬂ
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POLICY 1.7.10: i MAY 2 12008
Response: N/A COMMUNITY DEVELOPMEN?

POLICY 1.7.11: The Airport Mitigation Lands overlay (Map 3M)

Response: N/A

#2007-005 ;

OBIJECTIVE 1.8: LEHIGH ACRES COMMERCIAL USES
Response: N/A

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.

Response: This amendment is in line with providing an economically feasible plan that
coordinates development with infrastructure.

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be promoted
through the rezoning process to contain urban sprawl, minimize energy costs, conserve land, water, and
natural resources, minimize the cost of services, prevent development patterns where Future Land Use
[1-19 December 2004 large tracts of land are by-passed in favor of development more distant from
services and existing communities. (Amended by Ordinance No. 94-30, 00-22)

i

%‘
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Response: This amendment provides for the redevelopment of an area of decay, does not
promote sprawl, and is located in an area with existing services are already provided. This
amendment will help protect environmental areas while cleaning up an area that is dense with
structures that do not meet existing codes.

POLICY 2.1.1: Most residential, commercial, industrial, and public development is expected to occur
within the designated Future Urban Areas on the Future Land Use Map through the assighment of very
low densities to the non- urban categories.

Response: No Comment

POLICY 2.1.2: New land uses will be permitted only if they are consistent with the Future Land Use Map
and the goals, objectives, policies, and standards of this plan. (Amended by Ordinance No. 00-22)

Response: This amendment will provide a land use that is consistent with the Future Land Use
Map and the goals, objectives, policies and standards of this plan

POLICY 2.1.3: All land use categories and Planning Community Map areas permit the consideration of
churches and schools (except in Wetlands and Airport Noise Zones), public uses and buildings, public
utilities and resource recovery facilities, public recreational uses (including franchised quasi-commercial
uses in conjunction with a public use), and sites for compatible public facilities when consistent with the
goals, objectives, policies, and standards in this plan and applicable zoning and development
regulations. (Amended by Ordinance No. 94-30, 98-09)

Response: This amendment will comply with the policy

POLICY 2.1.4: Any facility licensed under Chapter 10A-5 F.A.C. (e.g. an adult congregate living facility) will
be deemed a residential use and limited to locations and densities appropriate for residences.
(Amended by Ordinance No. 94-30, 00-22)

Response: This amendment will comply with the policy

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. Development orders and permits (as defined in F.S. 163.3164(7)) will be
granted only when consistent with the provisions of Sections 163.3202(2)(g) and 163.3180, Florida
Statutes and the county's Concurrency Management Ordinance. (Amended by Ordinance No. 94-30, 00-
22)

Response: This amendment will comply with the policy

POLICY 2.2.1: Rezoning and development-of-regional-impact proposals will be evaluated as to the
availability and proximity of the road network; central sewer and water lines; community facilities and
services such as schools, EMS, fire and police protection, and other public facilities; compatibility with
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surrounding land uses; and any other relevant facts affecting the public health, safety, and welfare.
(Amended by Ordinance No. 94-30, 00-22)

Response: N/A

POLICY 2.2.2: Map 1 of the Future Land Use Map series indicates the uses and density ranges that will
ultimately be permitted on a given parcel. However, it is not a guarantee that such densities or uses are
immediately appropriate, as the map provides for the county's growth over the coming 26 years. During
the rezoning process the Board of County Commissioners will balance the overall standards and policies
of this plan with three additional factors:

1. Whether a given proposal would further burden already overwhelmed existing and committed public
facilities such that the approval should be delayed until the facilities can be constructed; and

2. Whether a given proposal is for land so far beyond existing development or adequate public facilities
that approval should be delayed in an effort to encourage compact and efficient growth patterns; and
Future Land Use 11-20 December 2004

3. Whether a given proposal would result in unreasonable development expectations which may not be
achievable because of acreage limitations contained in the Acreage Allocation Table (see Policy 1.7.6,
Map 16 and Table 1(b)). In all cases where rezoning is approved, such approval does not constitute a
determination that the minimum acceptable levels of service (see Policy 95.1.3) will be available
concurrent with the impacts of the proposed development. Such a determination must be made prior to
the issuance of additional development permits, based on conditions which exist at that time, as
required by Lee County's concurrency management system. (Amended by Ordinance No. 94-30, 98-09)

Response: This amendment does not further burden existing facilities, is not beyond existing
developments and does not violate acreage allocation table.

POLICY 2.2.3: When an area within the county is approaching the capacity of the necessary facilities as
described above, requested rezoning to increase densities and intensities may be deferred or denied to
give preference to existing vacant lots and other valid development approvals, provided that a
constitutionally mandated reasonable use of land would still be permitted.

Response: This amendment will comply with the policy

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. Sufficient land will be identified and protected for utility facilities that will be necessary to
support the proposed level of development. Other infrastructure planning priorities are contained in
Policy 38.2.4 and Policy 95.1.1. (Amended by Ordinance No. 9430, 00-22)

Response: This amendment will comply
i)
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POLICY 2.3.1: Specific level-of-service standards and capital improvement priorities will be detailed in
the relevant elements of this plan and carried out through a capital improvements program as described
in the Capital Improvements element. (Amended by Ordinance No. 00-22)

Response: This amendment will comply with the policy

POLICY 2.3.2: The cost for the provision and expansion of services and facilities that benefit new
development will be borne primarily by those who benefit. Such funding may include (but is not limited
to) impact fees, special taxing or benefit districts, community development districts, dedication of land
and facilities, in-lieu-of fees, and capital construction, operation, and maintenance funds. (Amended by
Ordinance No. 00-22)

Response: This amendment will comply with the policy

POLICY 2.3.3: All facility provision from the special funding sources in Policy 2.3.2 must be consistent
with this plan.

Response: This amendment will comply with the policy

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.

Response: This amendment to the land use maps is required because of changes shrimping
industry and the increases in property values that are creating hardships for the area under its current
plan

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. (Amended by Ordinance No. 94-
30)

Response: No comments
POLICY2.42  N/A . 2007-00051
POLICY 2.4.3: NJA

POLICY 2.4.4: Lee Plan amendment applications to expand the Lee Plan’s employment centers, which
include light industrial, commercial retail and office land uses, will be evaluated by the Board of County
Commissioners in light of the locations and cumulative totals already designated for such uses, including
the 1994 addition of 1,400 acres to the Tradeport category just south of the Southwest Florida
International Airport. (Added by Ordinance No. 97-05, Amended by Ordinance No. 00-22, 04-16)

Response: This amendment will comply with the policy

OBJECTIVE 2.5: ANNEXATION POLICY. N/A
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OBJECTIVE 2.6: REDEVELOPMENT. Future redevelopment activities will be directed in appropriate areas,
consistent with sound planning principles, the goals, objectives, and policies contained within this plan,
and the desired community character. (Amended by Ordinance No. 00-22) Future Land Use 11-22
December 2004

Response: This amendment provides the mechanism to direct redevelopment to this area. The
amendment has used sound planning principles that meet and exceeds the goals, objectives, and
policies contained within this plan. The amendment also provides for design standard to guarantee
the desired character for the community.

POLICY 2.6.1: Community redevelopment activities will be conducted by the Lee County Community
Redevelopment Agency within approved redevelopment areas according to adopted redevelopment
plans. (Amended by Ordinance 91-19, 00-22)

Response: no response

POLICY 2.6.2: Redevelopment activities will be comprehensive in approach and include the following
components:

Response: This amendment will comply with the policy by providing the following:

e Study of incompatible land uses;

e Correction of outdated zoning classifications;

e Elimination of substandard or unsafe buildings; m 2 0 07 -

e Traffic circulation and parking; 0 0 05 1
e Economic revitalization;

* Protection of adjacent residential neighborhoods and historic and natural resources;

* Signage;

e Landscaping;

* Urban Design/Master Planning;
e Design guidelines COMMUNITY DEVELOPMENT
e Affordable Housing.

POLICY 2.6.3: Amend the county's development regulations by 1994 to provide additional flexibility for
redevelopment activities within CRAs. (Added by Ordinance No. 94-30)

Response: No Response

]
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POLICY 2.6.4: N/A

OBJECTIVE 2.7: HISTORIC RESOURCES. Historic resources will be identified and protected
pursuant to the Historic Preservation element and the county's Historic Preservation Ordinance.
(Amended by Ordinance No. 94-30, 00-22)

Response:

This amendment will comply with the policy 3 2 0 0? - 0 0 05 1

OBJECTIVE 2.8: COASTAL ISSUES. Development in coastal areas is subject to the additional requirements
found in the Conservation and Coastal Management element of this plan, particularly those found under
Goals 105, 109, 110, 111, 112, and 113.

f \}\t
]

| | )
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This amendment will comply with the policy MAY 2 1 2008
OBIJECTIVE 2.9: N/A COMMUNITY DEVELOPMENT

OBJECTIVE 2.10: SCHOOL LOCATION. In order to ensure that public school locations are proximate to
urban residential areas and are consistent with county growth policies proposals for new schools are
subject to the objectives and policies contained under Goal 66. (Added by Ordinance No. 99-15)

Response: N/A

GOAL 3: PRIVATELY FUNDED INFRASTRUCTURE. To assist in the provision of a full range of privately
funded urban infrastructure in specified Future Urban areas which have existing or projected deficits in
one or more essential services. (Amended by Ordinance No. 94-30)

Response:
The project will work with the county on related infrastructure deficiencies.

OBJECTIVE 3.1: FUNDING MECHANISMS. The Future Land Use Map will include overlays designating
specific geographic areas which are permitted urban-level densities and intensities because most
necessary infrastructure will be provided through the creation of multifunction taxing and/or benefit
districts, community development districts, direct developer provision, or an effective combination of
similar financing mechanisms. (Amended by Ordinance No. 00-22)

Response: The project will work with the county if this is the required

POLICY 3.1.1: The county will establish taxing/benefit districts where appropriate for the designated
areas in accordance with the provisions of general law. Such a district may be limited to specific types of
infrastructure upon a formal finding by the Board of County Commissioners that more appropriate

e _______________________________________________ . ___________________________________________________]|
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mechanisms have been identified to provide the remaining facilities and services; a district may also be
limited to a geographic area smaller than the overlay zone upon a formal finding by the board that this
reduction will not substantially increase infrastructure costs which must be paid by general county
revenues. (Amended by Ordinance No. 00-22)

Response: The project will work with the county if this is the required

POLICY 3.1.2: With initial funds from each designated area or other source, an examination will be made
(under direction of the county) of the infrastructure needs for that area. A detailed plan for the
provision of needed facilities will then be prepared.

Response: N/A

POLICY 3.1.3: The infrastructure to be provided through this program in each designated area may
include any or all of the following facilities and services as appropriate: collector and arterial roads,
surface water management (see Policy 60.2.2), water and sewer mains and treatment, fire and EMS
service, parks, etc.

Response: N/A

POLICY 3.1.4: A committee of landowners in each designated area may be established to provide input
into this process.

Response: N/A . 2 0 07 - 0 0 05 1

POLICY 3.1.5: Where proposed development projects had been approved contingent upon the private
provision of infrastructure that now will be provided through a different mechanism, the developer may
apply through the zoning process to have such conditions modified or deleted.

Response: N/A

POLICY 3.1.6: Rezoning to permit increased densities that are granted after the effective date of this
policy (March 1, 1989) but before the district (or equivalent funding mechanism) has been established
and an infrastructure plan has been prepared will be subject to a special requirement that further
development orders will be granted only upon a clear showing that the development will not cause the
mandatory levels of service in Policy 95.1.3 to be exceeded. The granting of a development order will
not release the property owner from any obligations under the privately funded infrastructure overlay.
This requirement will not apply if it would preclude the constitutionally mandated reasonable use of a
parcel of land. (Amended by Ordinance No. 93-25, 00-22) Future Land Use II-24 December 2004

GOAL 4: DEVELOPMENT DESIGN - GENERAL. To maintain innovative land development regulations which
encourage creative site designs and mixed use developments. (Amended by Ordinance No. 94-30)

Response: The project has provided as part of the comp plan amendment design standards. These
standards are design to create innovative land development regulations which encourage mixed use
development thus helping to reduce the impact on collector and arterial roads

2
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OBJECTIVE 4.1: Maintain the current planned development rezoning process which combines site
planning flexibility with rigorous review. By the end of 1995, take specific steps to further promote the
creation of mixed-use developments to reduce the impact on collector and arterial roads. (Amended by
Ordinance No. 91-19, 94-30)

Response: N/A

POLICY 4.1.1: Development designs will be evaluated to ensure that land uses and structures are well
integrated, properly oriented, and functionally related to the topographic and natural features of the
site, and that the placement of uses or structures within the development minimizes the expansion and
construction of street and utility improvements. (Amended by Ordinance No. 91-19, 00-22)

Response: this amendment is design to provide land uses and structures in a site oriented design. The
site because of its uniqueness needs to be regulated to ensure the design outcome.

POLICY 4.1.2: Development designs will be evaluated to ensure that the internal street system is
designed for the efficient and safe flow of vehicles and pedestrians without having a disruptive effect on
the activities and functions contained within or adjacent to the development. (Amended by Ordinance
91-19, 00-22)

Response: This comp plan amendment will comply with this policy

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. (Amended by Ordinance No. 94-30)

Response: This comp plan amendment will comply with this policy

OBJECTIVE 5.1: All development approvals for residential, commercial, and industrial land uses must be
consistent with the following policies, the general standards under Goal 11, and other provisions of this

plan. (Amended by Ordinance No. 94-30, 00-22) '
go7-00051

Response: This comp plan amendment will comply with theJé objecav

POLICY 5.1.1: Residential developments requiring rezoning and meeting Development of County Impact
(DCI) thresholds must be developed as planned residential developments. (Amended by Ordinance No.
00-22)

Response: This comp plan amendment will comply with this policy

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.

Internal Consistency with the Lee Plan (E-2)
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Response: This comp plan amendment will comply with this policy. As the area exists today with
the current mobile and recreational vehicle it is a hazard due to flood, storm and other
endangerments for a safe neighborhood because of these issues. The new development will be built
to correct all of these deficiencies

POLICY 5.1.3: During the rezoning process, direct high-density residential developments to locations that
are near employment and shopping centers; are close to parks and schools; and are accessible to mass
transit and bicycle facilities. (Amended by Ordinance No. 94-30)

Response: This comp plan amendment will comply with this policy

POLICY 5.1.4: Prohibit residential development in all Industrial Development areas and Airport Noise
Zone 3 as indicated on the Future Land Use Map, except for residences in the Industrial Development
area for a caretaker or security guard, and except as provided in Chapter XIIl. (Amended by Ordinance
No. 94-30)

Response: This comp plan amendment will rectify the hap-haz’l» plar@r@t&?h’a"s glﬂngl5ce1

over the last 100 years.

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. Requests Future
Land Use 11-25 December 2004 for conventional rezoning will be denied in the event that the buffers
provided in Chapter 10 of the Land Development Code are not adequate to address potentially
incompatible uses in a satisfactory manner. If such uses are proposed in the form of a planned
development or special exception and generally applicable development regulations are deemed to be
inadequate, conditions will be attached to minimize or eliminate the potential impacts or, where no
adequate conditions can be devised, the application will be denied altogether. The Land Development
Code will continue to require appropriate buffers for new developments. (Amended by Ordinance No.
94-30, 99-15, 00-22)

Response: This comp plan amendment will comply with this policy and will create the
appropriate buffers and open space based on the LDC or more stringent requirements of our own,

POLICY 5.1.6: Maintain development regulations that require high-density, multi-family, cluster, and
mixed-use developments to have open space, buffering, landscaping, and recreation areas appropriate
to their density and design. (Amended by Ordinance No. 94-30)

Response: This comp plan amendment will comply with this policy and will rectify a situation
that does not reflect this policy as it exists today

POLICY 5.1.7: Maintain development regulations that require that community facilities (such as park,
recreational, and open space areas) in residential developments are functionally related to all dwelling
units and easily accessible via pedestrian and bicycle pathways. These pathways must be interconnected
with adjoining developments and public pathways whenever possible. Townhouses, condominiums,

Internal Consistency with the Lee Plan (E-2)
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apartments, and other types of multi-family residential development must have directly accessible
common open space. (Amended by Ordinance No. 94-30, 00-22)

Response: This comp plan amendment will comply with this policy. All developments within and
without will be connected by pedestrian and vehicular paths along with bicycle trails

POLICY 5.1.8: Provide for adequate locations of low- and moderate-income housing through the
rezoning process, the provision of public facilities and services, and the elimination of unnecessary
administrative and legal barriers.

Response: This comp plan amendment will comply with this policy

POLICY 5.1.9: Consider by 1996 the provision of incentives and requirements for the reassembly,
redesign, and replatting of vacant platted residential lots that are not suitable for timely, safe, and
efficient development; and re-evaluate the effects of the single-family residence provision and the
redesign, and replatting. (Amended by Ordinance No. 94-30)

Response: N/A
POLICY 5.1.10: N/A

POLICY 5.1.11: In those instances where land under single ownership is divided into two or more land
use categories by the adoption or revision of the Future Land Use Map, the allowable density under this
Plan will be the sum of the allowable densities for each land use category for each portion of the land.
This density can be allocated across the property provided that: (Amended by Ordinance No. 92-35, 00-
22)

1. The Planned Development zoning is utilized; and

2. No density is allocated to lands designated as Non-Urban or Environmentally Critical that would cause
the density to exceed that allowed on such areas; and

3. The land was under single ownership at the time this policy was adopted and is contiguous; in
situations where land under single ownership is divided by roadways, railroads, streams (including
secondary riparian systems and streams but excluding primary riparian systems and major flow ways
such as the Caloosahatchee River and Six Mile Cypress Slough), or other similar barriers, the land will be
deemed contiguous for purposes of this policy; and Future Land Use |I-26 December 2004

g 2007-000° 1
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4. The resultant Planned Development affords further protection to environmentally sensitive lands if
they exist on the property.

N/A

GOAL 6: COMMERCIAL LAND USES. To permit orderly and well-planned commercial development at
appropriate locations within the county. (Amended by Ordinance No. 94-30)

Response: This comp plan amendment will comply with this policy. The master concept plan will
be design to provide a mixture of uses while locating these uses in a will planned development with
appropriate locations for the uses.

OBIJECTIVE 6.1: All development approvals for commercial land uses must be consistent with the
following policies, the general standards under Goal 11 and other provisions of this plan. (Amended by
Ordinance No. 94-30)

Response: This comp plan amendment will comply with this policy

POLICY 6.1.1: All applications for commercial development will be reviewed and evaluated as to:
a. Traffic and access impacts (rezoning and development orders);

b. Landscaping and detailed site planning (development orders);

c. Screening and buffering (planned development rezoning and development orders);

d. Availability and adequacy of services and facilities (rezoning and development orders);

e. Impact on adjacent land uses and surrounding neighborhoods (rezoning);

f. Proximity to other similar centers (rezoning); and

#. 2007-00051

g. Environmental considerations (rezoning and development orders). (Amended by Ordinance No. 00-
22)

Response: This comp plan amendment will comply with this policy

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

1. Minor Commercial

Internal Consistency with the Lee Plan (E-2)

e i Page 28
COMMUNFY BEVELOPMENT®



Old San Carlos Island-Comp Plan Amendment

b. Location The entire retail use, including buildings and outdoor sales area, must be located as follows
except where this plan provides specific exceptions (e.g., Policy 6.1.7):

(1) On or near the intersection (within 330 feet of the adjoining rights-of-way of the intersection roads)
of local and collector, local and arterial, or collector and collector roads. In Commercial Planned
Developments where future road improvements that are included in the Capital Improvement Program
will enable the property to qualify for the higher level of commercial development specified in
Subsection 2 below, and which are conditioned to allow the increased commercial intensity when the
roadway actually functions at the higher level of a collector road, the Minor Commercial use may extend
beyond 330 feet of such intersections provided the Master Concept plan specifically indicates the
phasing of the development from Minor to Neighborhood Commercial use. Proposed interconnections
of future internal access roads or driveways servicing only the subject parcel with an arterial or collector
will not comply with the requirements of this section;

Future Land Use 11-27 December 2004
(2) At the intersection (as defined below) of collector and arterial or arterial and arterial roads; or
Response N/A

(3) Within a residential planned development provided it is located and designed primarily to meet the
commercial needs of the residents of the development.

c. Site Area Two acres or less.

@ 2007-00051

e. When developed as part of a mixed use planned development, and meeting the use limitations,
modified setback standards, signage limitations and landscaping provisions, retail uses may deviate from
the locational requirements and maximum square footage limitations, subject to conformance with the
Estero Community Plan as outlined in Policies 19.2.3 and 19.2.4, and through approval by the Board of
County Commissioners.

d. Range of Gross Less than 30,000 square feet. Floor Area

Response : this provision is very similar to the requirements of our commercial need and we will
comply with them in a similar manners. The commercial intended for this project is part of a mixed
use design concept.

2. Neighborhood Commercial

a. Major function Provide for the sale of convenience goods and personal services such as food, drugs,
sundries, and hardware items.

b. Typical leading Supermarket and drug store. tenants

c. Location Must be located as follows (except where this plan provides specific exceptions):
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At the intersection of an arterial and a collector or two arterials so that direct access is provided to both
intersecting roads. Such direct access may be provided via an internal access road to either intersecting
road. On Lee County's islands where there is no intersecting network of collectors and arterials,
neighborhood commercial centers may be located using the standards for minor commercial centers.

d. Site Area 2 to 10 acres
e. Range of Gross 30,000 to 100,000 square feet Floor Area

f. In that portion of North Fort Myers lying between the Cape Coral city limits and the old S.A.L. railroad
grade and north of the junction of the 41s, an exception to the strict adherence to the location
standards in subsection (c) may be granted upon the approval of an application for Commercial Planned
Development rezoning if the Board of County Commissioners makes a formal finding that the proposed
project:

(1) is located on an existing arterial road; Future Land Use 11-28 December 2004

(2) is located at the intersection of that arterial with a future collector or arterial that is indicated on the
Official Trafficways Map; and

(3) will provide (or at least not interfere with) an acceptable alignment for the future roadway which is
the justification for the approval, relative to both extensions from the point of intersection with the
existing road.

3. Community Commercial

a. Major function Some functions of neighborhood commercial,’i(‘r{ addithQJ QZiEirQQerfisal of

retail goods such as clothing, variety items, appliances, and furniture.

b. Typical leading Supermarket, drug store, minor department store, variety tenants store, or discount
center.

c. Location Must be located as follows (except where this plan provides specific exceptions): At the
intersection of two arterials so that direct access is provided to both intersecting roads. Such direct
access may be provided by an internal access road to either intersecting road.

d. Site Area 10 to 35 acres

e. Range of Gross 100,000 to 400,000 square feet Floor Area

f. Notwithstanding prohibitions contained elsewhere in this plan, community commercial development
may be granted in a portion of the Suburban land use category in North Fort Myers lying between the
Cape Coral city limits and the old S.A.L. railroad grade and north of the junction of the 41s upon the
approval of an application for Commercial Planned Development rezoning if the Board of County
Commissioners makes a formal finding that the proposed project:

Internal Consistency with the Lee Plan (E-2)
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(1) is located on an existing arterial road;

(2) is located at the intersection of that arterial with a future arterial road that is indicated on the Official
Trafficways Map; and

(3) will provide (or at least not interfere with) an acceptable alignment for the future roadway which is
the justification for the approval, relative to both extensions of that future roadway from the point of
intersection with the existing road.

Response: N/A
4. Regional Commercial

a. Major Function Some functions of community commercial, in addition to providing a full range and
variety of shopping goods for comparative shopping (such as general merchandise, apparel, furniture,
and home furnishings). Future Land Use 11-29 December 2004

b. Typical leading tenants One or more full-line department stores.

c. Location Must be located in such a manner as to provide direct access to two and preferably three
arterial roads. Such direct access may be via an internal access road to one or more arterials.

» 2007-00051

d. Site Area 35 to 100 acres
e. Range of Gross Floor Area 400,000 to 1 million square feet or more.

f. The Commercial Site location standards described in this policy do not apply to Regional Commercial
development approved as a single mixed-use Development of Regional Impact containing regional
shopping opportunities on a 483-acre portion of Section 9, Township 47 South, Range 25 East, that is
bounded on the west by U.S. 41, on the east by the Seminole Gulf Railroad tracks, on the south by
Coconut Road, and on the north by a line located one half mile north of Coconut Road designated Urban
Community, provided that the DRI specifically addresses:

1) Impacts to flow-ways,
2) Community and Regional Park levels of service,
3) Roadway levels of service,

4) Public Schools,

5) Fire protection services, and » MAY ? 2008 U

6) Affordable housing. (Added by Ordinance No. 02-29) COMMUNITY DEVELOPMEN
OMMUNITY DEVELOPMENT

5. Commercial development "at the intersection" will extend no more than one-quarter mile from the

centerline of the intersection and must include proper spacing of access points, with the following

e
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exception: in a commercial development approved under the planned development rezoning process,
"at the intersection" may extend beyond one-quarter mile from the intersection, provided that:

a. direct access is provided to the development within one-quarter mile of the intersection;

b. an internal access road or frontage road provides access to the intersecting street prior to occupa ncy
of the development; and

c. all access points meet Land Development Code requirements for safety and spacing.

d. the retail commercial use, including any outdoor sales, does not extend beyond one-half mile from
the centerline of the intersection.

6. Any contiguous property under one ownership may, at the discretion of the Board of County
Commissioners, be developed as part of the interstate interchange, except in the Mixed Use Interchange
district, provided the property under contiguous ownership to be developed as part of the interstate
interchange does not extend beyond three-quarters of a mile from the interchange centerpoint.
Applications seeking interstate uses outside of the interstate highway interchange area will be evaluated
by the Board considering the following factors: percentage of the property within the interstate
interchange; compatibility with existing Future Land Use 1I-30 December 2004adjacent land uses; and,
compatibility with surrounding Future Land Use Categories. This is intended to promote planned
developments under unified ownership and control, and to insure proper spacing of access points.

2007-00051

[

7. The location standards specified in Subsections 1-4 will apply to the following commerecial
developments: shopping centers; free-standing retail or service establishments; restaurants;
convenience food stores; automobile dealerships; gas stations; car washes; and other commercial %
development generating large volumes of traffic. These location standards will not apply to the E’mﬂ
following: banks and savings and loan establishments without drive-in facilities; hotels or motels; %ﬂ

marinas; general, medical, or professional offices; industrial, warehouse, or wholesale development; : 43
clubs, as defined in Chapter 34 of the Land Development Code (commercial clubs excepted); and other
similar development. The distinction in this subsection between these two major types of commercial

uses does not apply in Lehigh Acres, where commercial uses are permitted in accordance with Policies
1.8.1 through 1.8.3.

MAY 2 1 2008
COMMUNITY DEVELOPMENT

8. The standards specified in Subsections 1-4 for location, floor area and site area will serve as guidelines
during the rezoning process (allowing limited discretion by the Board of County Commissioners in
special cases in which retail uses are the only reasonable use of the parcel in light of its size, its proximity
to arterials and collectors, and the nature of the existing and projected surrounding uses, including but
not limited to environmental factors) but are strict requirements during the development order process
in the case of zoning that existed prior to the effective date of the Lee Plan (December 21, 1984). The
other standards specified in Subsections 1-4 will serve generally to indicate the types of development
which are likely to fall within each commercial category. Proposed rezonings to commercial zoning
districts that include both uses that are subject to the standards in Subsections 1-4 and uses that are not
(see Subsection 7) may be found consistent with the Lee Plan by the Board of County Commissioners

D T T e e e A T s e T A F .
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even if the subject parcel does not comply with the applicable location standard; provided, however,
that no development orders will be issued on any such parcel for any use to which the standards in
Subsection 1-4 is applicable, and all such development orders must be consistent with the level of
service requirements in Policy 95.1.3.

9. The location standards in this policy are not applicable in the Interchange land use category, or in
Lehigh Acres where commercial uses are permitted in accordance with Policies 1.8.1 through 1.8.3.

10. The Board of County Commissioners may approve applications for minor commercial centers that do
not comply with the location standards for such centers but which are consistent with duly adopted CRA
and Community plans.

11. Uses that must comply with Subsections 1-4 may occur at the outside of a T-intersection so long as -
direct access is provided from at least two points on the adjacent intersecting road, one of which must LA
be an extension of the other intersecting road. (-
()
o

12. Map 19 illustrates the existing Lee County intersections that are deemed to be consistent with the
standards in subsections 2 and 3. Neighborhood and community commercial centers must be located at I
one of the designated intersections, at another intersection utilizing the list of Functional Classification
for Arterial and Collector Roads, or in accordance with one of the exceptions under Goal 6, or in Lehigh
Acres in accordance with Policies 1.8.1 through 1.8.3. Future Land Use 11-31 December 2004 The map
shows some intersections with half-circles and others with full circles. Half circles indicate that only the
two intersection quadrants shown on the map are deemed to be consistent with the standards. All of
the quadrants of intersections designated with full circles are deemed to be consistent with the
standards. Proposed neighborhood and community commercial centers that are located at the
designated intersections are subject to all of the other Goals, Objectives and Policies of this Plan.
Functional classifications of new or improved streets will be established in accordance with the
definitions of "arterial" and "collector" roads in Rule 9J-5.003. A list of Functional Classification for
Arterial and Collector Roads , consisting of roads that meet this criteria, will be maintained by the
Department of Transportation, for county maintained roads, and the Division of Development Services,
for privately maintained roads. These functional classification lists will be adopted by Administrative
Code. For the purpose of determining compliance with the locational standards of Policy 6.1.2, only
those roads identified as Major Collector roads will be considered collector roads. Roads identified as
Minor Collector or not included on the list will be considered local roads. The map will be revised
annually during the county's regular plan amendment cycle.

COMMUNITY DEVELOPMENT

13. Freestanding single use commercial retail development of five (5) acres or more does not qualify as a
Neighborhood Center as that term is used in the Suburban and Outlying Suburban Future Land Use
Categories. (Amended by Ordinance No. 93-25, 94-30, 98-09, 99-15, 99-18, 00-22, 02-02)

Response: N/A

L ]
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POLICY 6.1.3: Commercial developments requiring rezoning and meeting Development of County Impact
(DCI) thresholds must be developed as commercial planned developments designed to arrange uses in
an integrated and cohesive unit in order to:

* provide visual harmony and screening;

* reduce dependence on the automobile;

* promote pedestrian movement within the development;

e utilize joint parking, access and loading facilities; ¥

* avoid negative impacts on surrounding land uses and traffic circulation:

* protect natural resources; and

* provide necessary services and facilities where they are inadequate to serve the proposed use.
{Amended by Ordinance No. 94-30, 00-22)

Response: This comp plan amendment will comply with this policy

POLICY 6.1.4: Commercial development will be approved only when compatible with adjacent existing
and proposed land uses and with existing and programmed public services and facilities. (Amended by
Ordinance No. 94-30, 00-22)

Response: This comp plan amendment will comply with this policy

POLICY 6.1.5: The land development regulations will require that commercial development be designed
to protect the traffic-carrying capacity of roads and streets. Methods to achieve this include, but are not
limited to:

e frontage roads;

20
Tal e
. L 3 “! 3")
* clustering of activities; » @@ \L‘rﬁ@
>

* limiting access; A _
L o0
sharing access; . N)\Pp»
e/ e {\]. {\_)Q‘J\
e setbacks from existing rights-of-way; Future Land Use 1I-32 December 2004 & ‘\ﬁ-\;\‘\“("
~cOW

e acceleration, deceleration and right-turn-only lanes; and
* signalization and intersection improvements (Amended by Ordinance No. 94-30, 00-22)
Response: This comp plan amendment will comply with this policy
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POLICY 6.1.6: The land development regulations will require that commercial development provide
adequate and appropriate landscaping, open space, and buffering. Such development is encouraged to
be architecturally designed so as to enhance the appearance of structures and parking areas and blend
with the character of existing or planned surrounding land uses.

Response: This comp plan amendment will comply with this policy and will correct existing
conditions that do not comply with this policy through the use of a master plan that utilizes
landscaping, open space, buffering, and design standard to ensure a quality project

POLICY 6.1.7: 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.

Response: This comp plan amendment is located in an existing area with a mixture of uses. It
does not open up an area because of it is existing. The reason for the amendment is to rectify errors
in the past while creating something nice for the future.

POLICY 6.1.8: Commercial development may take place, when properly zoned and when meeting the
standards in Policy 6.1.2, within the Future Urban Areas. Minor or rural commercial uses which serve
rural residents or marine traffic, neighborhood commercial uses which serve major non-commerecial
public attractions (e.g. Lee County Civic Center), limited agricultural - commercial uses which serve rural
areas and agriculturally related needs, and limited commercial marinas (not including heavy marine
commercial, such as extensive storage and hull, engine, and electronic repairs) may be permitted in non-
urban areas. (Amended by Ordinance No. 94-30, 9809)

Response: N/A

POLICY 6.1.9: Prohibit commercial development from locating near existing or planned school areas in
such a way as to jeopardize the safety of students. (Amended by Ordinance No. 00-22)

Response: N/A

POLICY 6.1.10: The approval or existence of commercial development on one corner of an intersection
will not dictate the development of all corners for commercial development, nor does the existence of
commercial development on an arterial or collector road dictate that all frontage must be similarly used.
(Amended by Ordinance No. 00-22)

Response: N/A

POLICY 6.1.11: Provide by 1995 appropriate requirements and incentives for the conversion of strip
commercial development into series of discrete, concentrated commercial areas. (Amended by
Ordinance No. 94-30)

%?%HB
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POLICY 6.1.12: Encourage the upgrading or revitalization of deteriorating commercial areas (consistent
with approved CRA plans, where applicable), but prohibit the expansion or replacement of commercial
uses which are inappropriately located or that have an adverse impact on surrounding residential and
non-residential uses. Such revitalization includes, but is not limited to: store-front renewal, sign control,
and the provision of common parking areas and consolidated access. (Amended by Ordinance No. 94-
30)

Response: This comp plan amendment will comply with this policy

GOAL 7: INDUSTRIAL LAND USES. To promote opportunities for well-planned industrial development at
suitable locations within the county.

OBIJECTIVE 7.1: All development approvals for industrial land uses must be consistent with the following
policies, the general standards under Goal 11, and other provisions of this plan. (Amended by Ordinance
No. 94-30)

Response: N/A

POLICY 7.1.1: In addition to the standards required herein, the following factors apply to industrial
rezoning and development order applications:

Future Land Use 1I-33 December 2004
1. The development must comply with local, state, and federal air, water, and noise pollution standards.

2. When located next to residential areas, industry must not generate noise levels incompatible with the
residential development.

3. Bulk storage or production of toxic, explosive, or hazardous materials will not be permiéted ﬁg 1

residential areas. 2_ 0 U? -

4. Contamination of ground or surface water will not be permitted.

5. App.lications for industrial development will be reviewed and evaluated as to:

a. air emissions (rezoning and development orders);

b. impact and effect on environmental and natural resources (rezoning and development orders);
c. effect on neighbors and surrounding land use (rezoning);

d. impacts on water quality and water needs (rezoning and deve]opment_orders);

e. drainage system (development orders);

\ ~n § ~nn’
MAY 2 1 5773

f. employment characteristics (rezoning); B ————
| ¥ L 111 LDEVLL V1 E,

g. fire and safety (rezoning and development orders);
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h. noise and odor (rezoning and development orders);

i. buffering and screening (planned development rezoning and development orders);
j- impacts on transportation facilities and access points (rezoning and development
orders);

k. access to rail, major thoroughfares, air, and, if applicable, water (rezoning and
development orders);

|. utility needs (rezoning and development orders); and

m. sewage collection and treatment (rezoning and development orders).

(Amended by Ordinance No. 00-22)

Response: The area in question has some industrial zoning for the property that is incompatible
with the adjacent property. With this amendment we will be looking at addressing the issue and
resolving it with a master concept plan. This comp plan amendment will comply with this policy

POLICY 7.1.2: Industrial developments requiring rezoning and meeting Development of County Impact
(DCI) thresholds must be developed as Planned Developments designed to arrange uses as an integrated
and cohesive unit in order to:

e promote compatibility and screening; 1
¢ reduce dependence on the automobile; % 2 0 07 - 0 0 05

¢ promote pedestrian movement within the development; Future Land Use [I-34 December 2004

s utilize joint parking, access and loading facilities;

» avoid negative impacts on surrounding land uses and traffic circulation;

» protect natural resources; and

* provide necessary facilities and services where they are inadequate to serve the proposed use.
(Amended by Ordinance No. 94-30, 98-09, 00-22)

Response: N/A

POLICY 7.1.3: Industrial land uses must be located in areas appropriate to their special needs and
constraints, including, but not limited to, considerations of: topography; choice and flexibility in site
selection; access by truck, air, deep water, and rail; commuter access from home-to-work trips; and
utilities; greenbelt and other amenities; air and water quality considerations; proximity to supportive

Internal Consistency with the Lee Plan (E-2)
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and related land uses; and compatibility with neighboring uses. (Amended by Ordinance No. 93-25, 94-
30, 00-22)

Response: N/A

POLICY 7.1.4: The Future Land Use Map must designate a sufficient quantity of land to accommodate
industrial development that will employ 3% of the county's population in manufacturing activities by the
year 2010. A report will be prepared by county staff every two years to monitor the county's progress
towards this employment goal. (Amended by Ordinance No. 93-25, 94-30, 00-22)

Response: N/A

POLICY 7.1.5: The timing and location of industrial development will be permitted only with the
availability and adequacy of existing or planned services and facilities. (Amended by Ordinance No. 00-
22)

Response: N/A

007-00051

POLICY 7.1.6: Land that is located outside of the Industrial Devélopmen , Tradeport, and Industrial
Interchange areas but within the designated Future Urban Areas may be developed for light industrial
purposes so long as adequate services and facilities are available, the use will not adversely impact
surrounding land uses, and natural resources are protected, if one of the following conditions is met:

a. The parcel is located in the Intensive Development, Central Urban, or Urban Community land use
categories, was zoned IL or IG prior to the adoption of the 1984 Lee Plan, and does not exceed 50 acres
in size (unless it is adjacent to other existing or designated industrial lands); or

b. The parcel is located in the Intensive Development, Central Urban, Urban Community, General
Interchange, Industrial Commercial Interchange, or University Village Interchange land use categories,
and is zoned as a Planned Development. (Amended by Ordinance No. 94-30, 98-09, 99-18, 04-16)

Response: N/A

POLICY 7.1.7: Permit agriculturally-related industrial uses that directly serve the rural and agricultural
community in areas indicated on the Future Land Use Map as Rural or Open Lands, provided they have
adequate fire protection, transportation, and wastewater treatment and water supply, and have no
adverse effect on surrounding land uses and natural resources. These determinations will be made
during the rezoning process. (Amended by Ordinance No. 94-30, 0022)

Response: N/A

POLICY 7.1.8: Land development regulations will require that industrial uses be adequately buffered and
screened from adjacent existing or proposed residential areas so as to prevent visual blight and noise
pollution. (Amended by Ordinance No. 00-22)Future Land Use 1I-35 December 2004

Y
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i
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i

Response: N/A
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POLICY 7.1.9: Industrial development will not be permitted if it allows industrial traffic to travel through
predominantly residential areas. (Amended by Ordinance No. 00-22)

Response: N/A

POLICY 7.1.10: All county actions relating to industrial land uses must be consistent with the goals,
objectives, and policies of the Economic element of this Plan. (Added by Ordinance No. 94-30, Amended
by Ordinance No. 00-22)

Response: N/A

GOAL 8: MARINE-ORIENTED LAND USES. To designate prime locations for marine-oriented land uses and
protect them from incompatible or pre-emptive land uses.

Response: It is the goal of this amendment to create and enhance the property by utilizing
marine oriented land use with a destination mixed use design to stimulate the area. The land use of
marine industrial at this location is not appropriate because of the high intensity residential uses that
are adjacent to the property

OBJECTIVE 8.1: Existing marinas, fish houses, and port facilities indicated on the Future Land Use Map as
having water-dependent overlay zones will be reclassified by the county to commercial and industrial
marine zoning categories to protect their rights to rebuild and expand and to prevent their conversion to
non-water-dependent uses without a public hearing. (See Map 12) (Amended by Ordinance No. 94-30,
00-22)

Response: The existing water dependent facilities will be incorporated or redeveloped into the new
plan. This will ensure the usefulness of the project and help create a project with a unified master
plan

OBJECTIVE 8.2: All development approvals for marine-oriented land uses must also comply with
requirements in the Ports, Aviation and Related Facilities sub-element, Objective 128.5: Marina Siting
Criteria, and Objective 128.6: Marina Design Criteria. (Amended by Ordinance No. 94-30, 0022)

Response: n/a
GOAL 9: AGRICULTURAL LAND USES. g 2 0 07 - 00 05 1
Response: N/A
GOAL 10: NATURAL RESOURCE EXTRACTION.
Response: N/A

GOAL 11: WATER, SEWER, TRAFFIC, AND ENVIRONMENTAL
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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.

STANDARD 11.1: WATER.

1. Any new residential development that exceeds 2.5 dwelling units per gross acre, and any new single
commercial or industrial development in excess of 30,000 square feet of gross leasable (floor) area per
parcel, must connect to a public water system (or a "community" water system as that is defined by
Chapter 17-22, F.A.C.).

2. If the proposed development lies within the boundaries of a water utility's certificated or franchised
service area, or Lee County Utilities' future potable water service area (see Map 6), then the
development must be connected to that utility. Future Land Use 11-38 December 2004

3. The developer must provide proof that the prior commitments of the water utility, plus the projected
need of the developer, do not exceed the supply and facility capacity of the utility.

4. All waterline extensions to new development will be designed to provide minimum fire flows, as well
as adequate domestic services as required by Chapter 10D-4, F.A.C.

5. 1f a new development is located in a certificated or franchised service area, or Lee County Utilities'
future potable water service area (see Map 6), and the utility cannot provide the service or cannot
provide the service except at a clearly unreasonable cost to the developer, the developer is encouraged
to petition the appropriate regulatory agency to contract the service area so that the development may
establish its own community water system or invite another adjacent utility to expand its service area in

order to provide the required service. P 2 0 07 - 0 0 05 ].

6. If a development lies outside any service area as described above, the developer may:
* request that the service area of an adjacent water utility be extended to incorporate the property;
e establish a community water system for the development; or

e develop at an intensity that does not require a community water system. (Amended by Ordinance No.
94-30, 00-22)

Response: This amendment will comply with the stated goal, objectives and policies for this
section

\
STANDARD 11.2: SEWER. ‘

1. Any new residential development that exceeds 2.5 dwelling units per gross acre, and any new single
commercial or industrial development that generates more than 5,000 gallons of sewage per day, must

connect to a sanitary sewer system.

Internal Consistency with the Lee Plan (E-2)
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2. If the proposed development exceeds the thresholds listed above and lies within the boundaries of a
sewer utility's certificated or franchised service area, or Lee County Utilities' future sanitary sewer
service area (see Map 7), and that utility has sufficient capacity to provide minimum service to the
development, then the development must connect to that sewer utility if there is existing infrastructure
adequate to accept the effluents of the development within I/4 mile from any part of the development.

3. If there is not sufficient capacity nor adequate infrastructure within 1/4 mile of the development, the
developer must provide proof in the form of a clearly stated rejection of service.

4.If a new development is located in a certificated or franchised service area, or Lee County Utilities'
future sanitary sewer service area (see Map 7), and the utility cannot provide the service, or cannot
provide the service except at a clearly unreasonable cost to the developer, the developer may establish
on a temporary basis a self-provided sanitary sewer facility for the development, to be abated when the
utility extends service to the site. The developer may also petition the appropriate regulatory agency to
contract the service area of the utility in order that another utility may be invited to provide the service.

5. If a development lies outside any service area as described above, the developer may:

e request that the service area of an adjacent sewer utility be expanded to incorporate the property;
Future Land Use 11-39 December 2004

* establish a self-provided sanitary sewer system for the development;
» develop at an intensity that does not require sanitary sewer service; or

* if no more than 5000 gallons of effluent per day per parcel is produced, an individual sewage disposal
system per Chapter 10D-6 may be utilized, contingent on approval by all relevant authorities. (Amended
by Ordinance No. 94-30, 00-22)

Response: This amendment will comply with the stated goal, objectives and policies for this
section

STANDARD 11.3: TRAFFIC. b 20 07- 00 05 1

1. A traffic impact statement must be submitted to and accepted by the county DOT for the following
developments:

e Developments of Regional Impact (D.R.L's);
* Planned Developments (as specified in the Zoning Regulations); and
* Developments requiring a county development order, as specified in the Land Development Code.

2. The form, content, and level of detail required in the traffic impact statement will be established by
Lee County by ordinance, administrative code, or other regulations. Lee County will establish criteria or
thresholds to determine the scope of the traffic impact statement required:

Internal Consistency with the Lee Plan (E-2)




Old San Carlos Island-Comp Plan Amendment

» if the development meets or exceeds the established thresholds, the traffic impact statement will
provide a comprehensive assessment of the development's impacts on the surrounding road system.

» if the development does not meet or exceed these thresholds, the traffic impact statement will
provide information regarding traffic generation and impacts at the development's access points to the
adjacent street system. (Amended by Ordinance No. 94-30, 00-22)

Response: This amendment will comply with the stated goal, objectives and policies for this
section

STANDARD 11.4: ENVIRONMENTAL REVIEW FACTORS. In any case where there exists or there is the
probability of environmentally sensitive areas (as identified by Lee County, the Corps of Engineers,
Department of Environmental Protection, South Florida Water Management District, or other applicable
regulatory agency), the developer/applicant must prepare an environmental assessment that examines
the existing conditions, addresses the environmental problems, and proposes means and mechanisms
to protect, conserve, or preserve the environmental and natural resources. (Amended by Ordinance No.
94-30, 00-22)

Response: N/A

GOAL 12: SAN CARLOS ISLAND. All development approvals on San Carlos Island must be consistent with
following objective and policy in addition to other provisions of this plan. (Added by Ordinance No.
9430)

51

OBJECTIVE 12.1: SAN CARLOS ISLAND WATER-DEPENDENT OVERLAY Z.QE. Toa'thDZa'l.’-ing-oorie(r]ltated
land uses on San Carlos Island from incompatible or pre-emptive land uses all development must be
consistent with the following policies in addition to other provisions of this plan. (Added by Ordinance
No. 99-15) Future Land Use 11-40 December 2004

POLICY 12.1.1: New development and substantial redevelopment within the Industrial Development
land use category on San Carlos Island will be permitted only in accordance with the following criteria.
(See glossary for definitions and Map 2 for map boundaries.) However, in no event will Lee County
permit new or expanded petroleum facilities which would serve uses other than marine-related uses.

Response: No new Petroleum facilities are proposed under this amendment

1. At the foot of the Matanzas Pass Bridge - Within the water-dependent overlay zone which is defined
as land within 150 feet of the shoreline: water-dependent marine industrial uses and water-dependent
functions of recreational marinas.

» Landward of the overlay zone (150-foot line): marine industrial uses, in addition to water-related
accessory uses which may be permitted to occupy up to 50% of that portion of a parcel lying landward
of the 150-foot line.

Internal Consistency with the Lee Plan (E-2)
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2. North of Main Street - Within the water-dependent overlay zone, which is defined as land within 150
feet of the shoreline: water-dependent marine industrial uses and recreational marinas.

¢ Landward of the overlay zone (150-foot line): marine industrial uses, in addition to commercial or
marine industrial uses which support the major industrial activities and recreational marinas.

3. South of Main Street - Within the water-dependent overlay zone which is defined as land within 300
feet of the shoreline: water-dependent marine industrial uses only.

* Landward of the overlay zone (300-foot line): marine industrial uses; in addition, dry-storage
recreational marinas may also be permitted through the "planned development" rezoning process,
provided the following is clearly demonstrated: - Water access can be provided with only minimal
interference to the waterfront industrial uses; and - Adequate road access is provided for the waterfront
industrial uses; and - Any other commercial uses (such as food service or retail space) must be clearly
ancillary to the recreational marina or industrial uses and comprise no more than five percent (5%) of
the site.

4. Water-Dependent Overlay Zones in General - The water-dependent overlay zones will be included in

the Lee County Zoning Regulations and may be the subject of deviation requests during the "planned
development" rezoning process. This provision is particularly intended to encourage joint use of parking,
access easements, and stormwater retention facilities where such joint use does not negate the 05 1
essential purpose of the overlay zones. (This also applies to the water-dewden?@r@?oﬁeo 0

elsewhere on San Carlos Island as described in Policy 12.1.1.)

5. Ancillary Commercial Uses - Wherever water-dependent, marine industrial uses are permitted, water-
related ancillary commercial uses may also be permitted, provided they are clearly subordinate to the
parcel's principal use and their total development area (building, parking, required buffers, water
retention, etc.) does not exceed fifteen (15) percent of the Future Land Use 11-41 December 2004
parcel's total area. However, at the foot of the Matanzas Pass Bridge, this percentage may be increased
to twenty-five (25) percent so long as the resulting commercial use of land lying in the Industrial
Development land use category does not exceed fifty (50) percent of all land in that category that is
under unified ownership or control as of March 1, 1988. (Amended by Ordinance No. 94-30, 99-15, 00-
22)

POLICY 12.1.2: New development and substantial redevelopment within a portion of the Urban
Community land use category on San Carlos Island will be subject to the additional requirement that
within a water-dependent overlay zone, wet or dry storage recreational marinas and other water-
dependent uses only will be permitted. This water-dependent overlay zone affects two separate areas,
both lying south of Main Street and east of San Carlos Boulevard, as depicted on Map 2 and described as
follows:

e land within 150 feet of the shoreline along the inlet (between other lands designated as Industrial
Development but exempting the Gulf Cove Trailer Park); and

Internal Consistency with the Lee Plan (E-2)
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¢ land within 300 feet of the shoreline and lying east of, and within 930 feet of, the main Industrial
Development area. (Relocated by Ordinance No. 99-15, Amended by Ordinance No. 00-22)

OBJECTIVE 12.2: To manage growth, development, and redevelopment on San Carlos Island. To maintain
and enhance the area's quality of life and public and private infrastructure. (Added by Ordinance No. 98-

09)

Response:

POLICY 12.2.1: As part of the transit design process, the county will consider ways to establish pull-overs
and turn-offs for the pick-up and discharge of passengers from all trolley and mass transit vehicles and
requiring that such pick-up and discharge be done only at specified transit stops. (Relocated by
Ordinance No. 98-09, Amended by Ordinance No. 00-22)

POLICY 12.2.2: Prior to the expenditure of public funds for the construction of new parking facilities
within San Carlos Island, an analysis of the relationship of the facility to the level-ofservice on
constrained and backlogged roads will be undertaken, in order to determine if the location, size and
function of the facility is appropriate and consistent with the adopted CRA plan and the Transportation
Element of the Lee Plan. (Relocated by Ordinance No. 98-09, Amended by Ordinance No. 00-22)

POLICY 12.2.3: Recreation areas must have a minimum of impervious surfaces. (Relocated by Ordinance
No. 98-09, Amended by Ordinance No. 00-22)

POLICY 12.2.4: Sidewalks, bike paths and mass transit routes must be designed to provide convenient
and safe access to all recreational facilities in the area. (Relocated by Ordinance No. 98-09, Amended by
Ordinance No. 00-22)

GOAL 13: CAPTIVA.

Response: N/A

GOAL 14: GREATER PINE ISLAND. 0 07 - 0 0 05 1
Response: N/A , b 2

GOAL 15: GASPARILLA ISLAND. N/A

Response: N/A

GOAL 16: PRIVATE RECREATIONAL FACILITIES IN THE DR/GR.

Response: N/A

GOAL 17: BUCKINGHAM.

Response: N/A

MAY 7 1 2008
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GOAL 18: UNIVERSITY COMMUNITY.
Response: N/A

GOAL 19: ESTERO.

Response: N/A

GOAL 20: BAYSHORE COMMUNITY.
Response: N/A

GOAL 21: CALOOSAHATCHEE SHORES: , b= 2 0 07 - 0 0 05 1
Response: N/A

GOAL 22: BOCA GRANDE:
Response: N/A

GOAL 23 - GOAL 35: [RESERVED]

Response: N/A
TRANSPORTATION . COMMUNITY DEVELOPMENT
Chapter Ill Il. Transportation a. Traffic Circulation

GOAL 36: MAPS. Provide and keep current an integrated series of maps, which, when coordinated with
the policies and programs in this plan and the plans of other agencies and jurisdictions, will insure a safe,
convenient, and energy-efficient multi modal transportation system for Lee County, within the
constraints of financial feasibility. (Amended by Ordinance No. 98-09, 99-15) Transportation 111-1
December 2004 development regulations will rely on the existing or future classification of roads. The
existing classification of public roads will be kept by the Lee County Department of Transportation. The
existing classification of private roads will be kept by the Lee County Division of Development Services.
The future classifications are identified on the Official Trafficways Map. (Added by Ordinance No. 99-15)

* Voluntary dedication of rights-of-way necessary for improvements shown on Transportation Map 3A
will be encouraged at the time local development orders are granted.

* In cases where there are missing segments in the traffic circulation system, developers will be
encouraged to also construct that portion of the thoroughfare that lies within or abuts the
development. Road impact fee credits will be granted consistent with the provisions of the Lee County
Land Development Code. Site-related improvements are not eligible for credits towards impact fees.
(Amended by Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15) Transportation IlI-
2 December 2004 corridors on the Official Traffic ways Map if necessary. (Amended and Relocated by
Ordinance No. 99-15)

-
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POLICY 36.2.3: The Official Trafficways Map is intended to show existing and planned transportation
corridors which are needed to ensure county-wide continuity of the future road system. Review for
voluntary compliance with these corridors will occur at the time of approval and issuance of local
development orders and development permits, as defined in Section 163.3164(6) and (7), respectively,
Florida Statutes. (Amended and Relocated by Ordinance No. 99-15)

POLICY 36.2.4: Transportation corridors contained in local development orders, planned development
approvals, or DRI development orders will be reviewed by the county to determine compliance with the
corridor needs shown on the Official Trafficways Map. Conflicts with these corridors and the corridors
contained on the Official Trafficways Map will be identified and mutual resolution of these conflicts will
be encouraged. (Amended by Ordinance No. 98-09, Relocated by Ordinance No. 99-15)

POLICY 36.2.5: Standards for use and development permits within Official Trafficways Map corridors will
be specified in county zoning and development regulations in a manner consistent with these policies.
(Amended and Relocated by Ordinance No. g8-13)

Response: The amendment will comply with the policy and goals as stated above
GOAL 38: CAPITAL IMPROVEMENTS PROGRAMMING.

POLICY 38.2.2: No development order or development permit, as defined in Section 163.3164, F.S., will
be granted if the approval will result in a needed facility not being available concurrent with the impacts
of the development, unless the applicant has been granted previous development rights consistent with
the Florida Department of Community Affairs’ Declaratory Statements #88-DS-1 and 88-DS-2. (Amended
by Ordinance No. 99-15)

* Priority will be given to the construction, maintenance, and reconstruction, where necessary, of
roadways needed to serve existing development, including hurricane evacuation needs. Transportation
I1I-7 December 2004

POLICY 38.2.6: In order to help protect the interregional and intrastate travel functions of Interstate 75
as part of the Florida Intrastate Highway System, and provide alternatives for local traffic use, Lee
County will implement a system of parallel reliever roads, consistent with Transportation Map 3A.
(Added by Ordinance No. 98-09)

Response: The amendment will comply with the policy and goals as stated above

GOAL 39: DEVELOPMENT REGULATIONS. Maintain clear, concise, and enforceable development
regulations that fully address on-site and off-site development impacts and protect and preserve public
transportation facilities. (Amended by Ordinance No. 98-09, 99-15)

OBJECTIVE 39.1: DEVELOPMENT IMPACTS. The county will maintain and enforce development
regulations to ensure that impacts of development approvals occur concurrently with adequate roads,
and to achieve maximum safety, efficiency, and cost effectiveness. (Amended by Ordinance No. 99-15)

Page 46
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POLICY 39.1.1: New development must:
¢ Have adequate on-site parking.

* Have access to the existing or planned public road system except where other public policy would
prevent such access.

* Fund all private access and intersection work and mitigate all site-related impacts on the public road
system; this mitigation is not eligible for credit against impact fees. (Amended and Relocated by
Ordinance No. 99-15)

Response: The amendment will comply with the above stated policy

POLICY 39.1.3: County development regulations will require the interconnection of adjacent existing or
future residential developments. Where a developer proposes private local streets with access control,
he may propose an alternate means of interconnection provided the means does not require all local
traffic to use the arterial network. All interconnections will be designed to discourage use by through
traffic. (Amended and Relocated by Ordinance No. 99-15)

POLICY 39.1.4: Main access points from new development will not be established where traffic is
required to travel through areas with significantly lower densities or intensities (e.g. Transportation 11-8
December 2004 multifamily access through single-family areas, or commercial access through
residential areas) except where adequate mitigation can be provided. (Amended and Relocated by
Ordinance No. 99-15)

POLICY 39.1.5: The Land Development Code will continue to require appropriate landscaping for |
developments abutting arterial and collector roads. (Amended and Relocated by Ordinance No. 99-15)
|
|

POLICY 39.1.6: Through the zoning process, the county will direct high-intensity land uses to parcels
which abut designated future transit corridors identified in Map 3C. (Amended by Ordinance No. 98-09,
Amended and Relocated by Ordinance No. 99-15)

Response: The amendment will comply with the policy and goals as stated above

GOAL 40: SAFETY, ENERGY-EFFICIENCY, ACQUISTION, PRESERVATION, AND PROTECTION MEASURES FOR
A MULTIMODAL TRANSPORTATION SYSTEM. Establish strategies for safe, convenient, and energy-
efficient operation for roads and the development acquisition, preservation, and protection of a multi-
modal transportation system that is aesthetically-pleasing and furthers the efficient movement of
commerce. (Amended by Ordinance No. 98-09, 99-15)

Response: The amendment will comply with the goals as stated above. One of the design intents is to
provide a multimodal facility to accommodate people coming and going to the property as well as
when they are on the property.

I L \ g i1
a0 4
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OBJECTIVE 40.1: PROTECTION OF ROADWAY CAPACITY. The county will protect the capacity and
operational ability of county-maintained roadways through the enforcement of access control,
connection separation standards and other methods. (Amended by Ordinance No. 98-09, 9915)

Response: This amendment will comply with the policy.

POLICY 40.1.1: The through traffic capacity of the county's expressways, arterials, and collectors will be
protected by:

* Regulating accesses to collector and arterial streets to the extent permitted by state law.
* Providing sufficient distance between land access and expressway/freeway interchanges.
e Spacing signalized intersections on arterials and collectors for efficient traffic signal operation.

* Prohibiting on-street parking on arterials and collectors except in areas designated by the Board of
County Commissioners. Transportation IlI-9 December 2004

* Developing a system of parallel access or frontage roads along identified collectors, arterials, and
limited access facilities.

* Requiring access to arterials and collectors to be designed, funded, or built to meet forecasted use
needs, including turn lanes, acceleration and deceleration lanes, and funding for future signalization.
(Amended and Relocated by Ordinance No. 99-15)

Response: This amendment will comply with the policy.

POLICY 40.1.2: The following standards are hereby established as the minimum desirable distances
between connections to the county-maintained road network: Roadway Classification Centerline
Distances (Feet) ,Arterial 660, Collector 330, Local Street 125, Frontage road, reverse frontage road 60,
Or access way

Exceptions to these standards, and any criteria that would govern these exceptions, will be specified in
the county’s land development code. Certain roadways in the county are designated by the board as
“controlled access,” to which permanent access points are restricted to locations established and set by
a specific access plan adopted by the Board by resolution. (Amended by Ordinance No. 98-09, Amended
and Relocated by Ordinance No. 99-15)

Response: This amendment will comply with the policy to the best of our ability.

POLICY 40.1.3: The county will utilize a combination of methods to maintain the connection separétion
standards, including but not limited to requiring access roads, interconnections between developments,
cross-access easements, continuous right-turn lanes, and other appropriate methods. The proper
application of these various methods, and when any exceptions to the standards may apply, will be
specified in the county’s land development code. The county will maintain an Access Road Location Map
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identifying where access streets are the preferred method of maintaining the connection separation
standards. (Added by Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15)

Response: This amendment will comply with the policy.

OBJECTIVE 40.2: EFFICIENCY AND SAFETY. The county will continue its program of system modifications
to increase travel safety and efficiency, such as the institution of automated toll collection and the
Variable Pricing Program to encourage reduced-peak usage of toll facilities. Other measures designed to
make the county's transportation system safer and more efficient will be proposed and implemented on
an ongoing basis. (Amended by Ordinance No. 98-09, 99-15)

Response: This amendment will comply with the policy.

POLICY 40.2.1: In order to pursue more efficient use of existing road space, conserve energy, and reduce
peak hour vehicle usage in congested areas, the county will promote for others and implement itself:

e Variable or staggered work hours.

e Car pooling and ride sharing.

e Incentives and programs to increase the use of mass transit.

* Incentives and programs to encourage transportation demand management.
Response: This amendment will comply with the policy.

POLICY 40.2.2: Low-cost efficiency and safety improvements will be prioritized, such as: Transportation
[11-10 December 2004

» Continuing a traffic signal progression program (including synchronization) for arterial roadways,
monitored quarterly, and rapidly responding to emergency progression problems.

* Monitoring and improving signals, signs, street lighting, and lane markings on all roadways.

e Restricting median cuts and driveways.

¢ Keeping maintenance programs adequately funded. L 2 0 07 - 0 0 05 1
e Maintaining existing highway facilities or reconstruction of existing intersections.

Response: This amendment will comply with the policy.

POLICY 40.2.3: The county will maintain a transportation systems management program to identify high-
hazard accident locations. Engineering studies designed to identify structural and non-structural
measures to mitigate such hazards should be prepared annually and incorporated into the Capital
Improvements Program. (Amended by Ordinance No. 99-15)

Response: This amendment will comply with the policg?;

r!!
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POLICY 40.2.4: Safety conditions will be improved by incorporating state-of-the-art safety measures into
development regulations and by reconstructing unsafe roadway conditions. (Amended by Ordinance No.
99-15)

Response: This amendment will comply with the policy.

POLICY 40.2.5: A special roadway signalization, direction, and clearing plan will be developed and kept
up to date to insure that any necessary hurricane evacuation along county roadways has maximum
favorable roadway operating conditions. (Amended by Ordinance No. 99-15)

Response: This amendment will comply with the policy.

POLICY 40.2.6: The County will consider implementation of appropriate improvements identified
through the Lee County Metropolitan Planning Organization’s Congestion Management System (CMS).
(Added by Ordinance No. 98-09)

Response: This amendment will comply with the policy.

POLICY 40.2.7: The County will annually fund its Traffic Signal/Intersection Improvement program in its
Capital Improvement Program, to be used to pursue the types of improvements identified under
Objective 40.2 to make the transportation system safer and more efficient. (Added by Ordinance No. 98-
09, Amended by Ordinance No. 99-15)

Response: This amendment will comply with the policy.

OBJECTIVE 40.3: ROADWAY LANDSCAPING. The county will implement a landscaping program for Lee
County roadways utilizing the guidelines for design implementation and long term maintenance set
forth in the Lee County Roadway Landscape (LeeScape) Master Plan adopted on October 27, 1998.
(Amended by Ordinance No. 98-09, 99-15)

1
Response: This amendment will comply with the objective and nts polnci% 0 07 0 0 05

OBIJECTIVE 40.4: OTHER MODES OF TRANSPORTATION. When conducting all transportation planning and
engineering studies, consider the needs and opportunities to allow and encourage the use of all modes
of transportation. (Amended by Ordinance No. 98-09, 99-15)

POLICY 40.4.1: The county will consider the mass transit policies under Objective 43.1 during roadway
studies. (Amended by Ordinance No. 98-09, 99-15)

POLICY 40.4.2: The county will develop a safe and interconnected bicycle/pedestrian system in
unincorporated Lee County to meet the users’ needs for transportation and recreation, consistent with
the Bikeways/Walkways Facilities Plan (Map 3D). The system will provide facilities between residential,
work, school, shopping, and recreation areas. Map 3D represents a desired future network unrestricted
by jurisdictional responsibility or funding availability. The county is not obhgated to build 4aI.I Ihe facilities
depicted on the map. (Amended by Ordinance No. 98-09, 99-15) vl A\ A[=aln
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POLICY 40.4.3: Safety considerations for pedestrians and cyclists will be incorporated into the design of
segments and intersections of arterial and collectors. (Amended by Ordinance No. 9915)

POLICY 40.4.4: County implementation of the relevant portions of the system as shown in Map 3D will
be through incorporation of bicycle/pedestrian facilities where possible in the construction plans of new
and expanded roadways, requirements for new development to install facilities, federal and state grant
applications, and annual County funding of improvements. (Added by Ordinance No. 99-15)

POLICY 40.4.5: The County will establish as priorities for its annual bicycle/pedestrian funding program
the development of a network of bicycle/pedestrian facilities on arterial and collector roadways as
identified on Map 3D and the connection of public schools to established residential neighborhoods. The
county will establish priorities with assistance from the Bicycle/Pedestrian Advisory Committee.
(Amended by Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15)

Response: The amendment will comply with the policy and objective as stated above

GOAL 41: COMMUNITY AND ENVIRONMENTAL IMPACTS. Develop and maintain a transportation system
that protects community and neighborhood integrity and that preserves critical environmental habitats
and significant aesthetic values. (Amended by Ordinance No. 99-15)

OBJECTIVE 41.1: COMMUNITY IMPACTS. New and expanded transportation facilities will be aligned and
designed to protect existing development except where no feasible alternative exists. (Amended by
Ordinance No. 98-09, 99-15)

POLICY 41.1.1: Alignments of new and expanded roads and other transportation improvements will be
selected to minimize the cost/benefit ratio while:

e Minimizing the number of businesses and residences displaced.

e Using major roads to define neighborhoods.

¢ Allowing sufficient land area between arterials to enable the formation of new neighborhoods.

¢ Distributing traffic loadings among available facilities. (Amended by Ordinance No. 98-09)
Transportation I11-12 December 2004

POLICY 41.1.2: The alignment of arterials or expressways that penetrate or divide established residential
neighborhoods will be avoided except where no feasible alternative exists. (Amended by Ordinance No.
99-15)

POLICY 41.1.3: For those neighborhoods where too much through traffic is a problem, the county will
study (and implement when warranted) neighborhood traffic control plans to protect residential areas
from the harmful impacts of excessive traffic. (Amended by Ordinance No. 0202)

POLICY 41.1.4: Local streets will be used to mitigate existing arterial or collector congestion problems
only as a last resort. Planning new corridors through such areas will be undertaken in conjunction with

Internal Consistency with the Lee Plan (E-
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reimbursement for losses and a safety and buffering program for remaining residents. (Amended by
Ordinance No. 99-15)

OBJECTIVE 41.2: ENVIRONMENTAL IMPACTS. New and expanded transportation facilities will continue
to be aligned and designed to protect environmentally sensitive areas and rare and unique habitats (see
Conservation and Coastal Management element). (Amended by Ordinance No. 98-09)

POLICY 41.2.1: Construction of new collector and arterial roads will not be undertaken by the county in
Non-Urban areas unless fully reimbursed by MSTU/MSBUs or property owners, except where needed
for through traffic to or between designated future urban areas. (Amended by Ordinance No. 99-15)

POLICY 41.2.2: New roads or expansion of existing facilities will not be extended through wetland
systems and estuarine water bodies except in instances of overriding public interest and unless:

e Itis the only feasible route to serve existing or designated future urban areas;

* The crossing is culverted or bridged to the greatest degree possible, maintaining pre-development
volume, direction, distribution, and surface water hydroperiod consistent with County standards and
providing adequate wildlife corridors; '

* Scenic overlook opportunities are provided if appropriate; and

e Equivalent mitigation is provided. (Amended by Ordinance No. 99-15) POLICY 41.2.3: The design phase
of all new or improved arterial and collector roads which would affect wetland systems and estuarine
water bodies will include an environmental impact assessment. This assessment will also address
impacts on historic structures, archaeological resources (if the road travels through a zone of
archaeological sensitivity), and rare and unique upland habitats (RU, see Objective 104.1). (Amended by
Ordinance No. 99-15)

POLICY 41.2.4: Adequate provision will be included for the safe passage of wildlife across new or
reconstructed county roads where required by law, permit conditions or where otherwise appropriate.
(Amended by Ordinance No. 99-15)

POLICY 41.2.5: New and expanded roadways will not destroy archaeological sites unless full recovery of
data and artifacts is included in the process. (Amended by Ordinance No. 99-15) Transportation I11-13
December 2004

Response: The amendment will comply with the Goals, objectives and policies as stated above

GOAL 42: INTERGOVERNMENTAL COORDINATION. Cooperate with other governmental entities in the
planning, funding, construction, operations and maintenance of transportation improvements within or
affecting Lee County. (Amended by Ordinance No. 99-15, 02-02)

Response: N/A
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b. Mass Transit

GOAL 43: MASS TRANSIT SERVICE. Provide public transit service to residents and visitors (especially the
transportation-disadvantaged population) in and between the concentrated population centers of Lee
County, and ensure that this service is integrated with other modes of transportation. (Amended by
Ordinance No. 99-15)

Response: A mass transit element is proposed for this development and will include trolly stops, and
a water taxi to Fort Myers beach

GOAL 44: TRANSIT DEVELOPMENT PLAN. To continue the development of a Transit Development Plan
(TDP) for the county. (Amended by Ordinance No. 99-15)

Response: N/A

GOAL 45: MARINE NAVIGATION MANAGEMENT. Develop and implement a comprehensive marine
access program. (Added by Ordinance No. 98-09, Amended by Ordinance No. 99-15)

OBJECTIVE 45.1: CHANNEL DREDGING. The county will maintain the support facility and
service systems of existing ports. (Amended by Ordinance No. 99-15)

POLICY 45.1.1: The county will monitor the maintenance of support facility and service systems of
existing ports, with responsibility for:

¢ Coordination between the U.S. Army Corps of Engineers and Lee County on the timing of maintenance
dredging on federally maintained channels.

¢ Assessing the possibility of instituting a private channel maintenance assessment on properties
benefiting from the channels. (Amended by Ordinance No. 99-15)

Response: This amendment will comply with the above stated policies, objectives and goals

GOAL 46: COORDINATED SYSTEM OF RAILWAYS, AVIATION, PORTS, AND ROADS. Develop and maintain a
coordinated system of railways, aviation, Transportation Ill-17 December 2004 ports, roads, and related
facilities to facilitate the safe and efficient movement of commerce, consistent with community values
and economic objectives. (Amended by Ordinance No. 99-15)

Response: N/A

GOAL 47: COORDINATED SYSTEM OF AVIATION FACILITIES. Develop and maintain a coordinated system
of aviation facilities to facilitate the safe, cost-effective, and efficient movement of commerce consistent
with community values and economic objectives. (Amended by Ordinance No. 99-15)

Response: N/A
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GOAL 48 — GOAL 52: [RESERVED]

Transportation [11-24 December 2004 COMMUNITY FACILITIES AND SERVICES
Chapter IV

IV. Community Facilities and Services
a. Potable Water

GOAL 53: POTABLE WATER INFRASTRUCTURE. To ensure the public health, welfare, and safety by the
provision of high-quality central potable water service throughout the future urban areas of
unincorporated Lee County, and to ensure that the costs of providing facilities for the supply of potable
water are borne by those who benefit from them.

OBJECTIVE 53.1: The County will ensure the provision of acceptable levels of potable water service
throughout the future urban areas of the unincorporated county, either directly by Lee County Utilities,
or indirectly through franchised utility companies. (Amended by Ordinance No. 94-30, 0022, 03-04)

POLICY 53.1.1: The Board of County Commissioners hereby establishes service areas for the Lee County
Utilities water systems throughout which it will provide standard service as required by demand, and
within which it will challenge applications by private water utilities to obtain a Certificate of Operation
from the Florida Public Service Commission and reject all applications for a county franchise therein.
These service areas are illustrated in Map 6. Within the Fort Myers urban reserve area, the service areas
shown on the map are subject to modifications in accordance with existing and future interlocal
agreements. (Amended by Ordinance No. 93-25)

POLICY 53.1.2: The minimum acceptable level-of-service standards (see Policy 95.1.3) for potable water
connections to Lee County Utilities will be:

¢ An available supply and treatment capacity of 250 gallons per day per equivalent residential
connection (ERC) for the peak month, except that facilities serving only mobile home residential
structures must have a capacity of 187.5 gallons per day and facilities serving only travel trailer
residential structures must have a capacity of 150 gallons per day. (Amended by Ordinance No. 92-35,
00-22) POLICY 53.1.3: The Board of County Commissioners encourages all private utilities to set a
minimum acceptable level of service to be adopted herein for use in the concurrency management
system within their respective franchised or certificated areas. After the effective date of this plan or
September |, 1989, whichever is later, if the county has not adopted such standards into this plan, the
standards adopted for the Lee County Utilities' water systems will apply in those certificated or
franchised areas and will be used in enforcing concurrency regulations (see Policy 95.1.3).

After the deadline set above any private utility that cannot meet the Level-of- Service standards set
forth for Lee County Utilities will have the opportunity to getitjon\fqn 2 Plan Amendment for a revised
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