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OVERVIEW AND HISTORY OF BABCOCK RANCH

Babcock Ranch is located in southeastern Charlotte and northeastern Lee Counties. The ranch
consists of 91,362 acres of which approximately 81,499 acres are in Charlotte County and
approximately 9,863 acres are in Lee County. The present land uses include cattle ranching,
crops, sod farming, eco-tours, mining, and managed hunting leases. The ranch includes native
uplands, improved pastures, wetlands including Telegraph Swamp, and areas of habitat for listed
species and other wildlife. Babcock Ranch is a unique property requiring a unique approach for
its long-term success. In large part, the ecological value results from the management activities
and care that the Babcock Florida Company has taken with the ranch and its operations.

The State of Florida and others had made numerous efforts to purchase the entirety of the
Babcock Ranch, but had been unable to accomplish that objective. However, MSKP III, Inc.
(“MSKP”) was able to enter in a Merger Agreement with the Babcock Florida Company to gain
ownership of the Babcock Ranch and Town and Country Utilities. MSKP also entered into an
Agreement for Sale and Purchase with the State of Florida and Lee County for the sale to those
entities of a combined total of approximately 73,471+ acres of the Babcock Ranch (67,813+
acres to the State and 5,658+ acres to Lee County). MSKP closed on the Merger Agreement and
on the Sale and Purchase Agreement on July 31, 2006.

The portion of the Babcock Ranch retained by MSKP, commonly known as “Area 6, is
comprised of approximately 17,890+ acres. Part of Area 6 is located in Charlotte County
(approximately 13,686+ acres) and a portion is located in Lee County (approximately 4,157+
acres). The Area 6 property is now known as the Babcock Ranch Community and is owned by
Babcock Property Holdings, LLC, an affiliate of MSKP. The subject of this application is the
Lee County portion of the Babcock Ranch Community.

Charlotte County adopted on April 4, 2006, amendments to its Comprehensive Plan establishing
the Babcock Ranch Overlay District (BROD). On June 20, 20006, it adopted amendments to its
land development regulations establishing the Babcock Ranch Overlay District Regulations. A
Final Order finding the comprehensive plan amendments “in compliance” was entered by the
Florida Department of Community Affairs on July 21, 2006. No challenge to the land
development regulations was filed.

Three agreements involving the planning and development of The Babcock Ranch Community
have been executed:

1) Interlocal Planning Agreement for the Babcock Ranch between MSKP, Charlotte
County, Lee County, and the Florida Department of Community Affairs entered
into on March 13, 2006 (Four Party Agreement). This agreement establishes a
framework and timetable for comprehensive plan amendments, land development
regulations, and development applications for The Babcock Ranch Community.
It also provided for public input on the development of a conceptual plan for The
Babcock Ranch Community. This was accomplished through a series of
charrettes.
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2) Development Agreement between MSKP and Charlotte County entered into on
April 20, 2006. This is an infrastructure component, timing, and financing
agreement.

3) Babcock Ranch Community Road Planning Agreement Regarding the Charlotte
County Babcock Ranch Overlay District Amendments between MSKP and Lee
County entered into on May 23, 2006. This agreement addresses the finalization
through the DRI process of a list of roads in Lee County which need to be
improved to address impacts from the proposed development of The Babcock
Ranch Community.

These agreements can be found in Volume I, Section 5a, 5b, and 5c.

Early History of Babcock Ranch

Edward Vose (E. V.) Babcock, founder of Babcock Lumber Company in Pittsburgh,
Pennsylvania and one-time mayor of that city, first came to Punta Gorda in 1911 to hunt and
fish. While in Punta Gorda he heard about a large stand of timber in eastern Charlotte County
and part of the northeastern portion of Lee County, which was made up of long leaf pitch or fat
pine timber. Around the year 1914 he started acquiring title to these lands under the name of
Carrier Babcock and McLean Company. In January 1919 he formed Babcock Carrier Florida
Company and began to acquire the land, which is now known as the Babcock Crescent "B"
Ranch and as the Babcock-Webb Management Area.

Carrier Babcock Florida Company held this tract of timber for a considerable time trying to
determine the best way to utilize the long-leaf pitch pine. There were many problems to be
solved: first these old pines were isolated and were heavier by 25% than slash pine due to the
fact that they were full of pitch. Then there was the problem that there were no really good roads
for transportation. The pine logs could only be transported to a sawmill by railroad. Probably
the most important issue was to find a market as the fatter pitch pine could not be used for the
normal uses that the then-known market utilized and required, as the pine was so hard that a
carpenter could not drive a nail into it without first drilling a hole. Also because of the excess
pitch, the surface of the lumber was sticky and gummy, hard to handle, and a lot heavier.

Mr. Babcock read that the diamond mines in South Africa were having a difficult time due to the
fact that African termites pulverized the timbers from other sources. The miners could not shore
up and brace the mines sufficiently to do normal mining. A sample of the pitch pine was shipped
to the diamond mines in Africa, and it was discovered that the excessive pitch in the lumber
created a preservative that was extremely effective in protecting the timbers from the African
termites. With this market discovered Mr. Babcock looked for someone to log and mill the pine
timber. He determined that Rue Crate and Lumber Company was just finishing the cutting of
timber on a tract west of the ranch and had a large working sawmill at Lake Garfield near
Bartow, Florida. He negotiated and signed a contract for the sale of this longleaf pitch pine to
the Rue Crate and Lumber Company on October 29, 1930. Rue thereafter executed an
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agreement with the Seaboard Airline Railroad, which allowed them to get the rails and all other
equipment to build a railroad in Charlotte County to haul the logs to the Seaboard Airline
Railroad, thereafter to Lake Garfield for milling and reshipment to Tampa to be loaded on ships
to South Africa.

Babcock Carrier Florida Company and Charlotte-Lee County Land Company merged August 16,
1940, and the surviving corporation was the Babcock Florida Company. After the pine timber
was cut the land was turned into a cattle ranch and Fred Babcock, E. V. Babcock's son, began to
raise new timber to replenish the timber harvested on the ranch, an ongoing process to this date.

Fred Babcock took over management of the Babcock Ranch approximately sixty years ago
before the term "Best Management Practices" came into general use. He traditionally spent up to
six months of each year in residence on the ranch. Fred Babcock put into effect "Good
Stewardship Practices" in the use and protection of the land, which has been the practice on the
Babcock Crescent "B" Ranch since then.

As part of a public/private partnership in the management of the land, in the early 1940s
Babcock Florida Company entered into a part donation, part sale agreement and conveyed to the
State of Florida the original tract of land that is now the Babcock-Webb Management Area,
comprising over 50,000 acres of land. Fred Babcock continued his active stewardship and
management of the remaining Babcock Ranch lands until his death in 1997 at age 83.

While much of the ranch is as it was when acquired with new timber replacing the old, the
Crescent "B" Ranch now raises cattle, harvests mature pines, carries out various farming opera-
tions, mines rock for the community's roads, provides hunting areas for lease, raises sod to be
used for new homes and other community uses, and runs the Babcock Wilderness Tour.

As part of the State and Lee County purchase of the Babcock Ranch Preserve, Babcock Ranch
Management, LLC, an affiliate of the applicant, will manage the property for up to ten years.
This will continue until final turnover to the nonprofit corporation established by the Florida
Legislature for permanent management of the Babcock Ranch Preserve. With the sale of the
property to the State and Lee County on July 31, 2006, approximately 73,471+ acres of Babcock
Ranch will be preserved for conservation and agriculture purposes. This has ensured that public
access will be expanded in an environmentally responsible manner and that the Babcock Ranch
Preserve will be protected from development. The creation of the Babcock Ranch Community
will be a key component of the vision and will provide places for people to live and work in a
truly sustainable fashion.
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BABCOCK MIXED USE DISTRICT

PROJECT SUMMARY AND DESIGN PRINCIPLES

1. Project Summary

The Comprehensive Plan Amendment proposed in this application will create the
Babcock Mixed Use District (BMXD) as a Future Land Use category and implement
corresponding changes to the text and map series for the Lee County Comprehensive Plan. The
BMXD is located in the southwest portion of the Babcock Ranch property. Approximately
73,471+ acres of the Babcock Ranch property have been sold to the State of Florida (67,813+
acres) and Lee County (5,658+ acres) to protect environmentally sensitive areas.

The BMXD will be an innovative, multi-use community developed by Babcock Property
Holdings, LLC, a Delaware Limited Liability Company. The site is located on a 4,157.23+ acre
portion of the Babcock Ranch property in northeast Lee County. This is in the Alva Planning
Community, north of the Caloosahatchee River and south of the Charlotte County line. The
residential density proposed for the BMXD is 1,630 dwelling units; non-residential intensity is
921,200 square feet.

The BMXD is a unique opportunity for Lee County to provide for a sustainable
community. A minimum of 35% percent of the land within the developed area will be set aside
as open space, which will include greenways, landscaping, natural resource areas, parks and
lakes. Another important element of the BMXD is the collaborative planning process employed
by the applicant to design the master visioning plan. The applicant hosted a series of public
charrettes to gather public insight and build from the extensive knowledge base of and Charlotte
County Staff, area experts and citizens. This collaborative planning approach is consistent with
provisions of the Lee Plan and the County’s vision for promoting Smart Growth.

The BMXD will set a standard for sustainable design, with the built areas clustered to
preserve open space and protect environmentally sensitive lands. As such, the BMXD will
enable Lee County to make an important step toward preventing urban sprawl. The current land-
use provisions of the Lee Plan would permit a monoculture of low-density development in the
area proposed for the BMXD, allowing 10-acre ranchettes to cover the landscape. If
development occurred based on these parameters, the result would be uncontrolled sprawl. The
cost of services would increase and require extensive public investment; pristine environmental
resources would be fragmented and negatively impacted; transportation systems would be
stressed; and the landscape would be forced to accommodate hundreds of private wells, septic
tanks and drainage ponds.

In contrast, the BMXD will employ innovating planning strategies recognized by Florida
law as effective for preventing urban sprawl. By clustering development, preserving open space,
protecting the natural environment, mixing land uses, and designing transportation systems to
capture vehicle trips within the development area, sprawl will be avoided in accordance with
Florida’s growth management regulations. Strategies of this nature are in compliance with the
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provisions in the State plan, regional policy plans, State statutes and FAC 9J-5.006(5)(1)). A
more detailed discussion of how the BMXD is not urban sprawl is contained in a separate section
of this application (see Volume II, Section 1.b.).

Under this application a total of 1,630 dwelling units would be permitted in the BMXD.
These units will be distributed throughout the following development areas:

e Town Center: The Town Center will serve as the focal point of the new community,
concentrating a mix of commercial and higher density residential uses into an
integrated urban core. This design pattern will capture vehicle trips and create a
vibrant activity center. This portion is immediately adjacent to a corresponding area
in Charlotte County.

e Village: The Village will provide a wide range of single-family and multi-family
residential use at a neighborhood scale. The Village will be connected to the other
development areas via greenways and pedestrian paths, giving residents sustainable
options for meeting daily needs. This portion is immediately adjacent to a
corresponding area in Charlotte County.

e Hamlets: The Hamlets will offer mostly single-family residential opportunities on
larger lots than those in the Village and Town Center. This will attract residents
seeking the seclusion afforded by larger residential properties but who still desire a
well-planned, sustainable urban community. One of the Hamlets will be entirely
within Lee County. The other two portions will be immediately adjacent to
corresponding areas in Charlotte County.

At the request of the Lee County Staff, the proposed land use includes a reallocation of
approximately 900,000 square feet of non-residential from the Charlotte County portion of Area
6 to the Lee County portion of Area 6 leaving 5.1 million square feet in the Charlotte County
portion; the total square footage of non-residential for the whole of Area 6 remains at 6 million
square feet. This would be a modification of the proposed allocation of uses set forth in
Attachment “B” to the Interlocal Planning Agreement for the Babcock Ranch between Charlotte
County, Lee County, the Florida Department of Community Affairs, and MSKP III, Inc. The
non-residential component is included in this application for further discussion and evaluation
between the County and the applicant and this component may be reduced or withdrawn by the
applicant during the review process.

2. Sustainable Urban Form

Sustainability has been the applicant’s guiding principle in designing the BMXD, making
the community consistent with Lee County’s goals for Smart Growth. The objective of
sustainability centers on the capacity for human settlements to meet the needs of current
inhabitants without limiting opportunity for future generations. To achieve this end, the
applicant has clustered BMXD’s built environment into clearly defined development nodes.
This represents a return to traditional urban design practices that historically contributed to
vibrant neighborhoods and communities.
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The Town Center will serve as the BMXD’s development hub. Concentrated in the
Town Center will be an assortment of higher density residential units, mixed with retail, office,
entertainment, and related uses to support a vibrant city center. This area will include parks and
green space. Architectural standards will ensure high aesthetic quality, and the street pattern will
support a walkable downtown community.

Separate from the Town Center will be the Village and Hamlets. The Village will act as
a neighborhood connecting point for social, recreation and economic activity, coupled with
varying density single-family and multi-family residential units. On the periphery but still well-
integrated into communities will be the Hamlets. These will consist of lower density, mostly
single-family detached residences, supported by institutional uses and public facilities.

Considerable attention has been paid to scale in designing the BMXD. In the Town
Center, the scale will be compact, with multi-story structures to support an appropriate level of
density. Buildings will meet the street in ways that foster a positive urban experience for
pedestrians. Trees, plantings and public green space will offer visual comforts and add to the
quality of life.

In the Village and Hamlets, the scale will be adjusted to facilitate a smooth transition
from the higher density uses to the conservation lands. As shown on the conceptual master plan,
there is a clear delineation between the built and natural areas. At each step in the transition,
nature trails, parks, and scenic vistas will connect residents and visitors to the surrounding
natural landscape. Connectivity between the Town Center, Village, and Hamlets will be
facilitated by a sustainable multi-modal transportation network of scenic corridors, greenways
and pedestrian pathways.

3. Sustainable Use of Natural Resources

The concept of sustainability has shaped the applicant’s commitment to protecting natural
resources on site, supporting Lee County’s growth management goals. The applicant has shaped
the development areas to ensure that impacts will generally be limited to previously disturbed
areas having lower environmental quality. Within these development areas, innovative design
practices will be implemented to buffer adjacent natural areas from negative impacts. This
approach continues the Babcock family’s legacy of working with the land, a legacy that set
Babcock Ranch apart from other mining, ranching and agricultural interests.

Protection of natural resources is only part of the applicant’s strategy for sustainable
development. Another critical element is using natural resources wisely. In this regard, every
element of the development plan has been shaped according to the unique environmental
characteristics on site. This has enabled the creation of the BMXD as an interconnected
ecological system, interweaving open space — the site’s green infrastructure — with its built
environment.

An example of this sustainable use of natural resources is the approach to water
management. Besides the large tracts of land set aside for conservation outside of the BMXD,
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the applicant will preserve more than 700 acres of jurisdictional wetlands within the BMXD.
Invasive plant species will be removed, native plants reintroduced, and best management
practices followed in order to restore and/or maintain the site’s hydrology. The applicant also
will implement a master water management plan for drainage and surface water. This will
provide for a fully integrated, systematic water management approach on the site.

Sustainable management of natural resources within the BMXD will help to protect
indigenous habitats, Wetland portions of the property support a host of bird species. In the
uplands, non-aquatic animals find refuge during the rainy season; nesting animals seek shelter.
The applicant understands the delicate nature of these ecosystems, and each aspect of the BMXD
will be designed to buffer these systems from development impacts.

4. Sustainable Economy

Sustainability as a guiding theme relates not just to the built environment and natural
resources; it will shape the development of BMXD’s economic base. The mix of uses in the
Town Center and Villages will be crafted to offer a range of amenities as a benefit to residents
and visitors, but also to stimulate future investment in the community. In this way, the economy
of the BMXD will make the community self-sustaining for future generations.

In addition to the mix of uses, the applicant views a diverse array of income levels as
central to BMXD’s long-term economic health. To create this mix, the applicant will dedicate
10% of the residential units as work-force housing. This share is well above the level required
by Lee County land development regulations. The work-force housing will be designed and
priced to allow working families to live comfortably and to be within close proximity to
employment centers. This will reduce the demand for working families to have multiple
automobiles and enhance overall convenience, affordability and quality of life.

Mobility within the BMXD will be structured in a way to strengthen the community’s
economic health. By clustering development into higher density areas, the applicant will
maximize the internal capture rates of vehicle trips and minimize the amount of travel required to
meet daily needs. The BMXD will allow people to connect where they live, work and play.
This type of development pattern also will better support local businesses by bringing the
customers into more immediate contact with stores and offices.

Education plays a vital role in the applicant’s view of sustainable economic development.
As a result, the applicant is forging partnerships with the Lee County and Charlotte County
school districts and Florida Gulf Coast University to provide an array of educational
opportunities within the Babcock Ranch Community. These opportunities will be seamlessly
integrated into the fabric of the community and support a continuum of learning spanning
generations.

The BMXD also will be supported by sustainable, efficient hard and soft infrastructure.
A proportionate share of the infrastructure will be funded through an independent special district,
community development district, or other financing district, enabling the BMXD to benefit from
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economies of scale. In addition, the BMXD’s infrastructure will be environmentally sensitive
and designed to have the least possible impact on natural resources.

5. Conclusion

The BMXD will set a standard in Lee County for place-sensitive, ecologically sustainable
planning and serve as a model for Smart Growth. Built areas within the BMXD will be clustered
to provide open space and protect sensitive environmental resources. This will offer ample
opportunity for connecting with the natural environment, thereby enhancing overall quality of
life. The compact development pattern also will reduce automobile dependency and promote
more sustainable patterns of growth. The mix of commercial uses will create employment and
economic opportunity on site, and partnerships with area educational institutions will ensure a
solid, long-term economic base. These characteristics will make the BMXD a fully integrated,
sustainable development for current and future generations.
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Lee County Board of County Commissioners
Department of Community Development
Division of Planning

== Post Office Box 398
Fort Myers, FL 33902-0398

SOUTIIWEST FLORIDA 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:

APPLICANT PLEASE NOTE:

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

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 achrate to the best of my knowledge.

y NC o
V/29/06 [ npe
DATE SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE
Lee County Comprehensive Plan Amendment Page 1 of 10
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. APPLICANT/AGENT/OWNER INFORMATION

Babcock Property Holdings, LLC, a Delaware Limited Liability Company

APPLICANT
17837 Murdock Circle

ADDRESS

Port Charlotte FL 33948

CITY STATE ZIP
(941) 235-6900 (941) 235-6919

TELEPHONE NUMBER FAX NUMBER
Gunster, Yoakley & Stewart, P.A. (James R. Brindell, Esq.)

AGENT

777 South Flager Drive East, Suite 500

ADDRESS

West Palm Beach FL 33401-6194
CITY STATE ZIP
(561) 650-0593 (561) 655-5677

TELEPHONE NUMBER FAX NUMBER

Babcock Property Holdings, LLC, a Delaware Limited Liability Company

OWNER(s) OF RECORD
17837 Murdock Circle

ADDRESS

Port Charlotte FL 33948

CITY STATE ZIP
(941) 235-6900 (941) 235-6919

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.

iohnson Engineering, Inc. Fishkind & Associates, Inc.
Patricia H. Newton (local contact) Hank Fishkind

2158 Johnson Street 11869 High Tech Avenue

Fort Myers, Florida 33901 Orlando, Florida 32817

(239) 334-0046 (407) 382-3256

WilsonMiller, Inc. David Plummer & Associates, Inc.

Margaret Perry Mark Gillis

3200 Bailey Lane, Suite 200 1531 Hendry Street

Naples, Florida 34105 Fort Myers, Florida 33901

(239) 649-4040 (239) 332-2617
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. REQUESTED CHANGE (Please see Item 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

Text Amendment Future Land Use Map Series Amendment

(Maps 1 thru 21)

List Number(s) of Map(s) to be amended
Maps 1 (pages 1, 2, 4 of 5), 3A, 3B, 3C, 3D, 3H,

31, 3J, and 20.

B. SUMMARY OF REQUEST (Brief explanation):
See Attached Pages 3a and 3b of 10.

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

1. Site Address: 2. STRAP(s):
20500 S.R. 31, N. Ft. Myers, FL 33903 06-43-26-00-00001.0000
Access Undetermined, Alva, FL 33920 05-43-26-00-00001.0000
Access Undetermined, Alva, FL 33920 04-43-26-00-00001.0000
Access Undetermined, Alva, FL 33920 03-43-26-00-00001.0000
Access Undetermined, Alva, FL 33920 02-43-26-00-00001.0000
19100 S.R. 31, N. Ft. Myers, FL 33903 07-43-26-00-00001.0000
14251 N. River Road, Alva, FL 33920 09-43-26-00-00001.0000

B. Property Information

Total Acreage of Property: 4,157.2+

Total Acreage included in Request: 4,157.2+
Area of each Existing Future Land Use Category: \?Vlzltglr?d 3?823
Total Uplands: 3,412.22
Total Wetlands: 744.98

Current Zoning: AG-2

Current Future Land Use Designation: DR/GR and Wetlands

Existing Land Use: Agricultural Lands

Lee County Comprehensive Plan Amendment
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APPLICATION REQUESTS

The Babcock Mixed Use District (BMXD), as planned under the proposed amendment,
will consist of an integrated mixed use district. The BMXD is located in Sections 2 through 7 and
the west one-half of Section 9, Township 43 South, Range 26 East, within the northeast of Lee
County, immediately south of the Charlotte County line, north of the Caloosahatchee River and
east of SR 31. The BMXD as proposed would become a new Future Land Use category in the
Lee County Comprehensive Plan, The Lee Plan.

The development area of the BMXD will cover approximately 4,157.2+ acres in the
southwest portion of the Babcock Ranch property. The BMXD will contain 1,630 residential
dwelling units and approximately 921,200 square feet of commercial space. These land uses
will be clustered into fully integrated mixed use districts of varying density and intensity. This will
enable the BMXD to preserve open space, protect environmentally sensitive areas, and prevent
urban sprawl.

A large-scale amendment to the Lee Plan will be necessary to create the BMXD as a
new Future Land Use category. The proposed amendment will create the framework required to
implement the development plan. The requested map and text amendments are as follows:

1. Map Amendment Requests:

a. Amendment to Map 1 (Page 1 of 5) Future Land Use Map of the Lee Plan to
create the BMXD as a new Future Land Use category. Refer to the amended
Map 1 (Page 1 of 5) Future Land Use Map of the Lee Plan in Appendix 1.

b. Amendment to Map 1 (Page 2 of 5) Special Treatment Areas of the Lee Plan to
delineate the BMXD as a new Future Land Use category with specific Goals,
Objectives and Policies. Refer to the amended Map 1 (Page 2 of 5) Special
Treatment Areas of the Lee Plan in Appendix 2.

C. Amendment to Map 1 (Page 4 of 5) Special Treatment Areas of the Lee Plan to
establish the BMXD as a Privately Funded Infrastructure Overlay. Refer to the
amended Map 1 (Page 4 of 5) Special Treatment Areas of the Lee Plan in
Appendix 3.

d. Amendment to Map 3A: Lee County 2020 Financially Feasible Highway Plan of
the Lee Plan, to incorporate transportation improvements within the BMXD
locality. Refer to the amended Map 3A: Lee County 2030 Financially Feasible
Highway Plan of the Lee Plan in Appendix 4.

e. Amendment to Map 3B: Future Functional Classification Map Unincorporated
Lee County and State/County Roads in Cities of the Lee Plan to incorporate
transportation improvements within the BMXD locality. Refer to Appendix 4.

f. Amendment to Map 3C: 2020 Financially Feasible Transit Network of the Lee
Plan to incorporate transportation improvements within the BMXD locality. Refer
to Appendix 4.
Lee County Comprehensive Plan Amendment Page 3a of 10
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g. Amendment to Map 3D: Unincorporated Bikeways/Walkways Facilities Plan of
the Lee Plan to incorporate transportation improvements within the BMXD
locality. Refer to Appendix 4.

h. Amendment to Map 3H: Future Maintenance Responsibility of the Lee Plan to
incorporate transportation improvements within the BMXD locality. Refer to
Appendix 4.

i. Amendment to Map 3I: Public Transit Trip Generators of the Lee Plan to
incorporate BMXD as a future trip generator. Refer to Appendix 4.

j- Amendment to Map 3J: Evacuation Routes Lee County of the Lee Plan to
incorporate transportation improvements within the BMXD locality. Refer to
Appendix 4.

k. Amendment to Map 20: Contiguous Agricultural Parcels over 100 Acres in Non-

Urban Future Land Use Categories of the Lee Plan to remove the BMXD from
the inventory of Agricultural land and delineate it as a new Future Land Use
category. Refer to the amended Map 20: Contiguous Agricultural Parcels over
100 Acres in Non-Urban Future Land Use Categories of the Lee Plan Map in
Appendix 5.

2. Text Amendment Requests:

l. Text amendment to the Alva Planning Community description within Chapter 1:
Lee County — A Vision for 2020 to accommodate development of the BMXD
within the Alva Planning Community.

m. Proposed text to create Policy 1.1.10 within Chapter II: Future Land Use element
of the Lee Plan to establish the BMXD as a new Future Land Use category.

n. Text amendment to Table 1(b) in reference to Policy 1.7.6: Planning
Communities Map and Acreage Allocation Table to authorize the allocation of
residential acreage required in the Alva Planning Community to accommodate
the density requested for the BMXD.

0. Proposed text to establish Goal 22 within Chapter Il: Future Land Use element of
the Lee Plan to ensure that the future development within the BMXD will be
compatible with the intended character of the proposed Future Land Use
category.

p. Text amendment to the definition of the term “Density” in the Lee Plan Glossary
to allow for the density calculation for the BMXD to be consistent with the
methodology adopted in the Lee Plan to promote mixed-use development.

Lee County Comprehensive Plan Amendment Page 3b of 10
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C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay: N/A

Airport Noise Zone 2 or 3: N/A

Acquisition Area: N/A

Joint Planning Agreement Area (adjoining other jurisdictional lands): N/A

Community Redevelopment Area:  N/A

D. Proposed change for the Subject Property:
See Attached.

E. Potential development of the subject property:

1. Calculation of maximum allowable development under existing FLUM:
DR/GR: 3,958.3 x 1/10 = 395.8 units

Residential Units/Density Wefland:  198.9 %1/20= 9.9

'405.7 units

Commercial intensity N/A

Industrial intensity N/A

2. Calculation of maximum allowable development under proposed FLUM:
Residential Units/Density Single-Family: 1,236 (76%)
Multi-Family: 394 (24%) = 1,630 Units

Commercial intensity 921,200 square feet

Industrial intensity -0-

IV. AMENDMENT SUPPORT DOCUMENTATION

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

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

Lee County Comprehensive Plan Amendment Page 4 of 10
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The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1.

2.

Provide any proposed text changes. See Volume |, Section 3.

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 Volume |, Section 4.c., and Volume i,
Section 2.b., Map 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 Volume |, Section 4.f., and
Volume Il, Section 2.d., Map 6.

Map and describe existing zoning of the subject property and surrounding
properties. See Volume I, Section 4.3., and Volume I, Section 2.e., Map 7.

The legal description(s) for the property subject to the requested change.
See Volume Il, Section 1.a.1).

A copy of the deed(s) for the property subject to the requested change. See
Volume Il, Section 1.a.2).

An aerial map showing the subject property and surrounding properties.
See Volume |, Section 4a. and b., Maps 1a and 1b.

If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner. See Volume |, Section 2.

B. Public Facilities Impacts

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

1.

Traffic Circulation Analysis

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

Long Range — 20-year Horizon:

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

Lee County Comprehensive Plan Amendment Page 5 of 10
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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.

See Volume Il, Section 4.

Short Range — 5-year CIP horizon:

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

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

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

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

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

See Volume ll, Section 4.

Lee County Comprehensive Plan Amendment Page 6 of 10
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2. Provide an existing and future conditions analysis for:

Q0T

Sanitary Sewer See Volume I, Section 3.a.
Potable Water See Volume Il, Section 3.a.
Surface Water/Drainage Basins See Volume Il, Section 3.b.

Parks, Recreation, and Open Space.  See Volume I, Section 3.c.

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:

cooooTD

Fire protection with adequate response times;
Emergency medical service (EMS) provisions;
Law enforcement;

Solid Waste;

Mass Transit; and

Schools.

See Volume Il, Section 3.g.

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

C. Environmental Impacts

Provide an overall analysis of the character of the subject property and
surrounding properties, and assess the site's suitability for the proposed use
upon the following:

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

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

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

Lee County Comprehensive Plan Amendment Page 7 of 10
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4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

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

See Volume |1, Section 7.

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

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

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

See Volume |, Section 4.j and Volume Il, Section 8.

E. Internal Consistency with the Lee Plan

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

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. See Volume Il, Section 9.a.

3. Describe how the proposal affects adjacent local governments and their
comprehensive plans. See Volume |, Section 5. — Four Party Agreement

4. List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment. See Volume I, Sections 9 and 10.

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

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

b. Provide data and analysis required by Policy 2.4.4,

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

See Volume Il, Section 1.b.

Lee County Comprehensive Plan Amendment Page 8 of 10
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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 redevelopment exist.
See Volume I, Section 1.b.

3. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2. See Volume Il, Section 6.

4. Requests moving lands from Density Reduction/Groundwater Resource
must fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.
See Volume Il, Section 6.

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

Item 1: Fee Schedule

Map Amendment Flat Fee $2,000.00 each

Map Amendment > 20 Acres $2,000.00 and $20.00 per 10 acres

Small Scale Amendment (10 acres or less) | $1,500.00 each

Text Amendment Flat Fee $2,500.00 each

Lee County Comprehensive Plan Amendment Page 9 of 10

Application Form (06/06) S:\COMPREHENSIVE\Plan Amendments\FORMS\CPA_Application02-04.doc




AFFIDAVIT

4

I, QL‘\( 14 wW. (D(g“ ~h , certify that | am the owner or authorized representative of the
property described herein, and that all answers to the questions in this application and any sketches,
data, or other supplementary matter attached to and made a part of this application, are honest and true
to the best of my knowledge and belief. | also authorize the staff of Lee County Community Development
to enter upon the property during normal working hours at their own risk for the purpose of investigating
and evaluating the request made through this application. (PLEASE contact applicant 24 hours prior to
entering property).

Babcock Property Holdings, LLC, a Delaware limited liability company

By: Babcock Florida Company, a Florida corporation, its managing member
c g\‘)%_g% y/38/06
Signature of owner or owner-authorized agent Date

C hac (€5 W."DaSant

Typed or printed name

STATE OF FLORIDA )
COUNTY OF CLl\c\( [« 4 )

ﬁ&,
The fo ng instrument wab:rtged and subscrlbed before me this }J Z 8 day of A u(, 057_ 2006,
(j}d\ [¢S who |s personally known to me or who has produced
as identification.

e N

(SEAL) ‘Slgﬁature of notary public

ﬁ/k? 25n A“\(J'\’WF( o~

SO, THERESA ANN JURCA
3 g MY COMMISSION # DDS35778
or ¥ EXPIRES: Apr. 2,2010
(407) 3980163 Florida Nolary Service.com

TN A o

Printed name of notary public

Lee County Comprehensive Plan Amendment Page 10 of 10
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L:-

Babcock Mixed-Use District

I.2.b. Executed Authorization (IV.A.8.)




LETTER OF AUTHORIZATION

GUNSTER, YOAKLEY & STEWART, P.A., JOHNSON ENGINEERING, INC., DAVID
PLUMMER & ASSOCIATES, WILSON MILLER, INC., and FISHKIND AND
ASSOCIATES are hereby authorized to represent BABCOCK PROPERTY HOLDINGS,
LLC, a Delaware Limited Liability Company for local or state permit requests on property
identified by the attached list of parcel numbers.

Babcock Property Holdings, LLC, a Delaware
limited liability company

By: Babcock Florida Company, managing
member

By: Q‘jﬁ_ﬁ

Name: Charles W. DeSanti

Title: President

Address: 17837 Murdock Circle

Port Charlotte, Florida 33948

Tele:  (941) 235-6900

STATE OF FLORIDA
COUNTY OF CHARLOTTE

e +
The foregoing instrument was acknowledged before me this 2-7 day of A vqus ,
2006, by 5 /@\( £S5 WU iDlS anF, who is,personally know)f to me or had

produced as identification and who did (did not) take an oath.

oo A e —

7
(SEAL) —The(es \AV IR

(Typed, printed or stamped name of Notary)

e et

o st S O .

é\ﬂwo(ﬁ THERESA ANNJURCA

w ~ MY COMMISSION# DD$35778

.?"t Nss EXPIRES: Apr.2,2010

(40;) 3980153 Florida Notary Service.com
SR
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BABCOCK / KITSON

LEE COUNTY STRAP (PARCEL) NUMBERS

(Boundary Approximate)

%
[ ’ (64374 (154326 044326 ‘ 034320 024326

(743205

TR 326

1. 06-43-26-00-00001.0000 — Entire Section;
20500 S.R. 31, North Fort Myers, FL. 33903

2. 05-43-26-00-00001.0000 — Entire Section
Access Undetermined, Alva, FL. 33920

3. 04-43-26-00-00001.0000 — Entire Section
Access Undetermined, Alva, FL. 33920

4, 03-43-26-00-00001.0000 — Entire Section
Access Undetermined, Alva, FL. 33920

5. 02-43-26-00-00001.0000 — Majority of Section (minus small portion along eastern
border)
Access Undetermined, Alva, FL. 33920

6. 07-43-26-00-00001.0000 — Entire Section
19100 S.R. 31, North Fort Myers, FL. 33917

7. 09-43-26-00-00001.0000 — Western half of section, Lot 1 of 2.
14251 N. River Road, Alva, FL. 33920
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BABCOCK MIXED USE DISTRICT

LEE COUNTY COMPREHENSIVE PLAN AMENDMENT
APPLICATION REQUESTS

The Babcock Mixed Use District (BMXD), as planned under the proposed amendment,
will consist of an integrated mixed use district. The BMXD is located in Sections 2 through 7
and the west one-half of Section 9, Township 43 South, Range 26 East, within the northeast of
Lee County, immediately south of the Charlotte County line, north of the Caloosahatchee River
and east of SR 31. The BMXD as proposed would become a new Future Land Use category in
the Lee County Comprehensive Plan, The Lee Plan.

The development area of the BMXD will cover approximately 4,157.2+ acres in the
southwest portion of the Babcock Ranch property. The BMXD will contain 1,630 residential
dwelling units and approximately 921,200 square feet of commercial space. These land uses will
be clustered into fully integrated mixed use districts of varying density and intensity. This will
enable the BMXD to preserve open space, protect environmentally sensitive areas, and prevent
urban sprawl.

A large-scale amendment to the Lee Plan will be necessary to create the BMXD as a new
Future Land Use category. The proposed amendment will create the framework required to

implement the development plan. The requested map and text amendments are as follows:

1. Map Amendment Requests:

a. Amendment to Map 1 (Page 1 of 5) Future Land Use Map of the Lee Plan to
create the BMXD as a new Future Land Use category. Refer to the amended Map
1 (Page 1 of 5) Future Land Use Map of the Lee Plan in Appendix 1.

b. Amendment to Map 1 (Page 2 of 5) Special Treatment Areas of the Lee Plan to
delineate the BMXD as a new Future Land Use category with specific Goals,
Objectives and Policies. Refer to the amended Map 1 (Page 2 of 5) Special
Treatment Areas of the Lee Plan in Appendix 2.

c. Amendment to Map 1 (Page 4 of 5) Special Treatment Areas of the Lee Plan to
establish the BMXD as a Privately Funded Infrastructure Overlay. Refer to the
amended Map 1 (Page 4 of 5) Special Treatment Areas of the Lee Plan in
Appendix 3.

d. Amendment to Map 34: Lee County 2020 Financially Feasible Highway Plan of
the Lee Plan, to incorporate transportation improvements within the BMXD
locality. Refer to the amended Map 3A: Lee County 2030 Financially Feasible
Highway Plan of the Lee Plan in Appendix 4.
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. Amendment to Map 3B: Future Functional Classification Map Unincorporated
Lee County and State/County Roads in Cities of the Lee Plan to incorporate
transportation improvements within the BMXD locality. Refer to Appendix 4.

f. Amendment to Map 3C: 2020 Financially Feasible Transit Network of the Lee
Plan to incorporate transportation improvements within the BMXD locality. Refer
to Appendix 4.

g. Amendment to Map 3D: Unincorporated Bikeways/Walkways Facilities Plan of
the Lee Plan to incorporate transportation improvements within the BMXD
locality. Refer to Appendix 4.

h. Amendment to Map 3H: Future Maintenance Responsibility of the Lee Plan to
incorporate transportation improvements within the BMXD locality. Refer to

Appendix 4.

i. Amendment to Map 3I: Public Transit Trip Generators of the Lee Plan to
incorporate BMXD as a future trip generator. Refer to Appendix 4.

J- Amendment to Map 3J: Evacuation Routes Lee County of the Lee Plan to
incorporate transportation improvements within the BMXD locality. Refer to
Appendix 4.

k. Amendment to Map 20: Contiguous Agricultural Parcels over 100 Acres in Non-
Urban Future Land Use Categories of the Lee Plan to remove the BMXD from
the inventory of Agricultural land and delineate it as a new Future Land Use
category. Refer to the amended Map 20: Contiguous Agricultural Parcels over
100 Acres in Non-Urban Future Land Use Categories of the Lee Plan Map in

Appendix 5.
2. Text Amendment Requests:
1 Text amendment to the Alva Planning Community description within Chapter 1:

Lee County — A Vision for 2020 to accommodate development of the BMXD
within the Alva Planning Community.

m. Proposed text to create Policy 1.1.10 within Chapter II: Future Land Use element
of the Lee Plan to establish the BMXD as a new Future Land Use category.

n. Text amendment to Table 1(b) in reference to Policy 1.7.6: Planning
Communities Map and Acreage Allocation Table to authorize the allocation of
residential acreage required in the Alva Planning Community to accommodate the
density requested for the BMXD.
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0. Proposed text to establish Goal 22 within Chapter II: Future Land Use element of
the Lee Plan to ensure that the future development within the BMXD will be
compatible with the intended character of the proposed Future Land Use category.

p. Text amendment to the definition of the term “Density” in the Lee Plan Glossary
to allow for the density calculation for the BMXD to be consistent with the
methodology adopted in the Lee Plan to promote mixed-use development.
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Ths map genzrally reprecents th future kand use maps ol the fhe
munichaitis wihin the cantext of the Lee Flan. The specdiz plaas and
palides ar subleat o the jurisdictlan of the regpactha municipalitizs.
2| Thismap b a general mpresentstion of the Future Lead Use Mapas
adopted by the Baard of County Commissoners On: 82ptembar 17, 1630
Revised By:
ADOPTING ORDMNANCE | SAYEOR ERPECTNE
89-02 1/31/1989 3/1/1989
8009 317/1980 3/14/1880
9043 8/11990 1711990
9044 /121990 D 1/1860
91-10 41311991 4n0/1991
2119 41391 i18/1891
9235 81992 anei9g2
0241 BS/1802 22111962
9247 10/2741992 1171971982
0248 10/2711992 11/0/1982
92.51 121971992 1212111992
9505 202211993 2R28/1983
9325 8/20/11993 112471894
9423 812071834 1171471994
2420 1072811994 1/9/1995
94-30 117171984 7RE1998
8527 12R2011485 112011895
98-19 10£2/1998 1122185
8705 3rs/1997 47211887
8717 812671997 8/30/1807
9713 6124/1997 7R5(1897
8722 11225/1997 1212811897
98-02 11311828 21311898
8009 61211998 713011980
8-02 411371839 20412000
026 11124/1888 127281898
8-15 11/22/1893 1112000
8-16 11/22/1899 11212000
8817 1112211898 141812000
#8-18 1112211999 11812000
88-18 1142211899 12/23/1899
0008 542000 £/28/2000
00-16 81322000 8782000
0022 117172000 1212812000
0124 12/13/2001 113/2002
02-02,03, 04, 05, 08 11022002 AR12002
0223 100212002 1812003
03-01, 02,03, 04, 05, 05, 07 1124200 41112003
0312 S§/r200: 4812003
03-18, 0320, 03-21 1072312003 1212004
0326 12/15/2003 A1212004
04-14 07202004 127212004
04-15 012212004 002212004
Please see the Lee Phin for addiionsl milormaton regarding spedal
averlays, or. in additan 1o the tthe
landuse categories
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BABCOCK MIXED USE DISTRICT

PROPOSED TEXTS, GOALS, OBJECTIVES AND POLICIES
(IV.A.1)

L. Text amendment to the Alva Planning Community description within Chapter 1:
Lee County — A Vision for 2020 to accommodate development of the BMXD within
the Alva Planning Community.

Alva —

This Community is located in the northeast corner of the county and is focused around
the rural community of Alva. This Community roughly includes lands located in Sections 2
through 7 and the west one-half of Section 9, all being in Township 43 South, Range 26 East,
Lee County, Florida, immediately south of the Charlotte County line, north of the
Caloosahatchee River and east of S.R. 31. The majority of this area is designated as Rural, Open
Lands, or Density Reduction/Groundwater Resource. The lands surrounding the Alva “Center,”
which lie north and south of the Caloosahatchee River at the intersections of the Broadway (the
bridge at Alva) and S.R. 78 and S.R. 80, are designated as Urban Community. There are some
lands designated as Outlying Suburban within the Alva Planning Community, most of which are
located south of Bayshore Road west of S.R. 31. The Bayshore area has characteristics of both
the Alva and the North Fort Myers Community. The division between these communities was
drawn to reflect census geography. If this geography is altered, this community boundary should
also be reviewed. This area currently has a rural character similar to the rest of the Alva
Planning Community; however, its location/ accessibility to 1-75 may, in the future, render it
more closely related to the North Fort Myers Community.

While the Alva community does offer some commercial opportunities, residents satisfy
most of their commercial needs outside of this community in the more urbanized communities to
the west and south. Commercial and residential opportunities in Alva will be expanded through
the planning horizon of the Lee Plan with the development of the Babcock Ranch Mixed Use
District (BMXD). The BMXD will be an innovative, multi-use community located on a
4,157.23+ acre portion of the Babcock Ranch property in the Alva Planning Community, north
of the Caloosahatchee River and south of the Charlotte County line.

In the year 2020, the Alva community will remain largely rural/agricultural in nature with
over half of its total acreage being used for this purpose. The Alva Community will also strive to

protect its historic resources.

(Added by Ordinance No. 99-15)
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m. Proposed text to create Policy 1.1.10 within Chapter II: Future Land Use element of
the Lee Plan to establish the BMXD as a new Future Land Use category.

POLICY 1.1.10: The Babcock Mixed Use District (BMXD) land use category will
be located in Sections 2 through 7 and the west one-half of Section 9, all being in
Township 43 South, Range 26 East, Lee County, Florida, immediately south of the
Charlotte County line, north of the Caloosahatchee River and east of S.R. 31. The total
land area of the BMXD is 4,157.2+ acres. The BMXD will consist of an integrated
mixed use district, extending across the Lee County and Charlotte County boundaries.
The BMXD shall be located in the Alva Planning Community and the southwest portion
of the Babcock Ranch property.

The BMXD will be a model of place sensitive planning that incorporates
sustainable design principles while maintaining equilibrium with the natural environment.
The BMXD will feature a mix of residential, commercial, civic, educational, institutional,
open space and recreational land uses. These uses will be planned to preserve
environmentally sensitive lands and/or natural resource areas. The natural resource and
other open space areas will shape urban form and demarcate development boundaries for
the BMXD by surrounding and defining the Town Center, Village and Hamlets. A multi-
modal transportation system consisting of pedestrian, bicycle, and/or alternative vehicle
accessways located within streets, greenways and open space will provide integration and
connectivity within the BMXD.

A well-planned, mixed-use community is envisioned for the BMXD through the
employment of the following planning principles: Traditional Neighborhood Design
(TND), Crime Prevention through Environmental Design (CPTED), and Smart Growth
initiatives. The BMXD will consist of a Town Center, Village and Hamlets, each
developed in descending hierarchical intensity. The most intense development will occur
in the Town Center. This development area will meet the cultural, shopping,
employment and civic needs of residents of the BMXD, as well as support the
surrounding area outside of the district. Commercial uses located within the Town
Center will be accessible to the adjacent Village and designed to provide for safe
pedestrian environment and access. Residential neighborhoods within the Town Center,
Village and Hamlets will offer a wide-range of energy-efficient housing types, materials
and practices, which will cater to an array of economic levels and age groups, including
permanent and seasonal residents.

Development parameters for the BMXD are proposed at 1,630 dwelling units (du)
and up to 921,200 square feet of non-residential space. Non-residential space will
includes commercial, office, retail and public space but does not include schools, the
square footage for which will be additional. Residential density within the Town Center
will range from six (6) to twenty-four (24) du/acre and not exceed 40 du/net acre within
any development area. The gross density in the Village and Hamlets will range from 1 to
3 du/acre and not exceed 16 du/net acre within any development area.

Terms and conditions for development within the BMXD have been established
under Goal 22 of the Lee Plan.

Volume I, Section 3.a.2) Page 2 of 15 JOHNS @
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n. Text amendment to Table 1(b) in reference to Policy 1.7.6: Planning Communities Map and Acreage Allocation Table to authorize
the allocation of residential acreage required in the Alva Planning Community to accommodate the density allowable for the BMXD.

Table 1(b)
Planning Community Year 2020 Allocations

Future Land Use Category Le.er coungy Alva | Boca Grande | Bonita Springs FanNyers Burnt Store | Cape Coral | Captiva| Fort Myers FartMyers Gateway/Airport | Daniels Parkway
otals Shores Beach
Intensive Development 1,493 89 27 297
Central Urban 9,558 208 545
Suburban 13,077 519 437 633
> Outlying Suburban 15,448 1,803 206
S Industrial 4,931 15 20 2 435 1,352
& |Public Facilties 96 48 18
¢S [University Community 2 1 1
& |Babcock Mixed Use Districit(1) [1,237] [1,237]
S |Industrial Interchange 860
2 [General Interchange
S [Genral Commercial Interchange 53 2
g Industrial Commercial Interchange 7 7
;S_ University Village Interchange
~. |Mixed Use Interchange
2 [New Community 1,644 360 1,284
S Tradeport 9 9
< =
3 |Airport
'g Rural 8,977 1,419 783 633 184 111 1,255
Qz [Rural Community Preserve 3,046
Quter Island 215 5 172
Open Lands 2,091 175 588 47
Density Reduction/Groundwater Resource 5,544 40 94
Wetlands
Unicorporated County Total Residential 67,051 2,173 438 3,523 1,241 29 608 1,640 1,516 2,656
Commerical(2) 9,460 46 [46] 56 257 26 17 112 153 824 398
Industrial 6,311 26 14 391 5 26 733 3,096 10
Non Regulatory Allocations
Public 58,676 3,587 537 1,724 1,193 6 1,981 750 6,136 1,854
Active AG 34,145 6,098 620 279 569 254
Passive AG 65,522 14,633 4,483 6,987 10 631 3,580 575
Conservation 79,488 2,236 296 1,125 3,672 1,347 1,006 3,482 1,918
Vacant 44,720 1,525 2 33 1,569 25 5 495 792 578
Total 365,373 30,324 1,343 12,156 14,693 113 4,053 5,687 19,995 8,243
Notes:
(1) Planning allocations for residential use under the Babcock Mixed Use District (in brackets []) will be adjusted based on Lee County methodology and authorized with the 2030 update.
(2) Planning allocations for commercial use in the Alva Planning Community (in brackets []) reflect commercial intensity for the Babcock Mixed Use District. These allocations will be
adjusted based on Lee County methodology and authorized with the 2030 update.
Volume I, Section 3.a.2) Page 3 of 15 JOHN S w
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0. Proposed text to establish Goal 22 within Chapter II: Future Land Use element of
the Lee Plan to ensure that the future development within the BMXD will be
compatible with the intended character of the proposed Future Land Use category.

GOAL 22: BABCOCK MIXED USE DISTRICT (BMXD)

To provide a balance between the developing community and the environmentally sensitive areas
through innovative strategies that will demarcate environmentally sensitive areas as a resource
and restrict development from encroaching into these areas; to develop distinct community
characteristics and a “sense of place;” to establish policies on aesthetic and community
characteristics requirements; and, to promote walkability and connectivity through an overlay of
a multi-transportation system and network (pedestrian, bicycle, and/or alternative vehicle
access).

The Babcock Mixed Use District (BMXD), established as a Future Land Use category under
Policy 1.1.10 of the Lee Plan, shall be located in Sections 2 through 7 and the west one-half of
Section 9, all being in Township 43 South, Range 26 East, Lee County, Florida, immediately
south of the Charlotte County line, north of the Caloosahatchee River and east of S.R. 31. The
BMXD shall be located in the Alva Planning Community and the southwest portion of the
Babcock Ranch property.

Development parameters for the BMXD shall be for 1,630 dwelling units (du) and up to 921,200
square feet of non-residential space. Acreage allocations for residential and non-residential land
use in the BMXD shall be reflected under Policy 1.7.6: Planning Communities Map and Acreage
Allocation Table. These allocations shall be authorized in the 2030 update to the Acreage
Allocation Table, thereby adopting the acreage required in the Alva Planning Community to
accommodate the residential units for the BMXD. Non-residential space shall include
commercial, office, retail and public space but does not include schools, the square footage for
which will be additional. Residential density within the Town Center shall range from six (6) to
twenty-four (24) du/acre and shall not exceed 40 du/net acre within any development area. The
gross density in the Village and Hamlets will range from 3 to 16 du/acre and not exceed 32
du/net acre within any development area.

The BMXD shall provide for an integrated mix of uses in vertical and horizontal configuration; a
variety of housing types; prominently located public spaces, civic buildings and open space that
includes parks, plazas and squares; and promote walkability through an interconnected network
of streets, greenways and trails that shall serve both as functional and aesthetic connections
between buildings, people and open spaces.

Objective 22.1: COMMUNITY CHARACTER: The applicant shall draft and submit
regulations and policies during the planned development rezoning process that shape the
character of the BMXD into an integrated mixed-use community that respects the
intrinsic natural values and functions of the land. Properties within the BMXD shall be
developed in a manner that is safe, attractive, and fosters a strong sense of place.
Compact development shall be encouraged where appropriate, while preventing urban
sprawl and destruction of habitat.

Volume I, Section 3.a.2) Page 4 of 15 JOHNS @,
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Policy 22.1.1: In creating a well-planned, mixed-use community, the BMXD shall
utilize the following planning principles: Traditional Neighborhood Design
(TND), Crime Prevention Through Environmental Design (CPTED), and Smart
Growth initiatives. CPTED principles shall be used as a guide for designing the
BMXD, including but not limited to site design, buildings, street design, signs,
landscaping and parking.

Policy 22.1.2: The BMXD shall guide development into a series of clearly
defined and distinct areas all based on a hierarchy of development types utilizing
residential neighborhoods as the basic development unit. The primary
development areas within the BMXD shall be the Town Center, Village and
Hamlets. The components of these areas are described as follows:

a) Town Center: The Town Center, which includes the main employment
shopping and cultural activities of the BMXD, shall serve as a gateway
into the BMXD and serve as a benchmark for compact community
planning. It is the most dense and diverse zone, with a full range of mixed
uses within walking distance. The general development strategy for the
BMXD, where applicable, shall be based on Traditional Neighborhood
Development (TND) principles and contain a center that includes a public
space and commercial enterprise, an identifiable edge of dwelling units
with an estimated five-minute walk from the center. The Town Center
shall be a primary pedestrian zone with the majority of buildings
positioned near the right-of-way for accessibility. At the Town Center
entries, shopping and entertainment areas shall be set back 100 feet from
the ultimate road right of way of S.R. 31. For the remainder of the Town
Center, the shopping and entertainment areas shall be set back 250 feet
from the ultimate road right of way of S.R. 31. Upper level residential
units or office space shall be encouraged with ground level retail, office,
or other similar business activity to promote horizontal diversity. Wide
sidewalks shall be shaded through streetscape planting, awnings and other
architectural elements. Off street parking shall be provided on street with
the majority of parking in the rear of buildings, and/or within parking
structures. The Town Center may also feature indoor and outdoor
gathering places such as but not limited to public libraries, recreation
center, plazas, parks and squares to accommodate civic activities. Uses
shall include but not be limited to agricultural, commercial, retail, office,
civic, education, institutional, nurseries, essential services, public and
private utilities, residential (including workforce housing) and home
occupations.

b) Village: The Village shall be comprised of residential neighborhoods and
surrounded by greenways and/or other natural and manmade features that
provide for transition areas. Residential neighborhoods shall provide for a
wide-range of energy-efficient housing types, materials and practices

ENGINEERING



consisting of single-family and multi-family dwelling units and
neighborhood parks that will cater to a wide range of economic levels and
age groups, including permanent, as well as seasonal residents.
Neighborhoods shall be integrated and connected to each other, with no
more than 10% of the entire dwelling unit count in the BMXD being
within a gated community. Uses within the Village shall include
residential, RV park (allowable by Special Exception only), open storage
area for mobile homes and recreational equipment (allowable by Special
Exception only), home occupations, civic, institutional, parks, schools,
churches, and accessory uses.

Hamlets: Hamlets shall be rural residential areas with primarily single-
family housing, and may include farmsteads or co-op farming, agriculture,
eco-tourism, equestrian, recreation uses and parks, golf courses, research
and education facilities, essential services, public and private utilities,
civic and institutional uses and limited range of convenience-oriented
goods and services. The shopping and entertainment areas in the Hamlets
shall be located within the interior portion of these areas. Traditional
neighborhood design and conventional housing types shall appeal to a
broad range of buyers. Neighborhoods shall be integrated and connected
to each other, with no more than 10% of total dwelling units being in
gated communities. Integration and connection shall be achieved by
pedestrian, bicycle, and/or alternative vehicle access ways located within
streets, greenways and open space. Hamlets shall be surrounded by
Greenways and other natural and manmade features that provide for
transition areas.

Policy 22.1.3: Development within the BMXD shall require at a minimum the
following design features:

@)

b)

Clustered and compact smart growth neighborhoods, discouraging urban
sprawl and building a sense of place and community;

A functional balance between residential and non-residential land uses by
encouraging a mix of land uses with varying intensity and density within
the center of the Town Center, Village and Hamlet. The provision of civic
meeting spaces and uses within will promote public interaction and the
creation of a sense of identity;

Commercial development within the BMXD shall be phased with
residential development according to the requirements of the Lee County
BMXD amendments and shall be subject to design standards as
established through the land development regulations and other
implementing regulations;

Volume I, Section 3.a.2)
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d) Attention to the creation of micro-climatic conditions, which will
encourage walkability, shall include but not be limited to small functional
public open spaces, shaded paths, tree-lined streets, shaded structures,
rest-areas and other forms of architectural elements to encourage
pedestrian movements, allow for rest areas and add visual interest;

e) Residential and non-residential development shall be linked by streets,
sidewalks, and in some cases by separate systems of pedestrian, bike,
and/or golf cart paths. Sidewalks shall be required on all streets, which
may be separated from the roadway by a landscaped or natural area

¥/ A school and other public and civic spaces, to the extent applicable, shall
be an integral part of the Town Center and Hamlet and shall be connected
by local streets, pedestrian and bicycle facilities, provided that such local
streets provide adequate access as is needed by the School District. A 30-
acre site will be contributed to the School District of Lee County for use as
a school. The acreage of this site would support development of a
hurricane shelter.

2) Use of commercially reasonable efforts to attain Green Development
Certification and encouragement of builders within the community to
adhere to the green building standards for community design set forth in
Version 4 of the Florida Green Building Coalition guidelines for green
development shall be utilized.

Objective 22.2: TRANSPORTATION: Transportation within the BMXD shall be
planned and coordinated to create a mix of transportation options and a safe pedestrian
environment.

Policy 22.2.1: A cohesive transportation system that includes supportive land use
and development is to be applied within the BMXD. This shall include the
coordination of land uses and transportation networks such as bicycle, pedestrian,
road, personal transportation (such as Electric Urban Vehicles (EUV)) including
other low emissions forms of transportation, Segways and transit facilities.
Connectivity between these multimodal approaches is necessary to an effective
transportation system.

Policy 22.2.2: Transportation planning shall also include consideration of mass
transit (including planning for future corridors) as an integrated component in the
planning and design process for the BMXD and will be designed for connectivity
to larger regional systems, both present and planned. Where relevant within the
BMXD, transit friendly design features such as the integration of horizontal and
vertical mixed uses with higher densities and intensities near commercial centers
shall be encouraged.
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Policy 22.2.3: Streets located within neighborhoods shall be properly scaled to
the neighborhood. On-street parking shall be allowed on local streets and within
the Town Center, Villages and Village Centers. On-street parking shall be
designed to promote traffic calming, pedestrian use, and shopping convenience.
Such streets will have slower speeds, and will be compatible with a mix of
residential, commercial and retail uses.

Policy 22.2.4: The roadways between the Town Center, Village and Hamlets
shall be designed as parkways so that there are no cross sections, other than
limited across driveways, for vehicular traffic in the areas between the designated
Town Center, Village or Hamlets respectively. The applicant shall pursue through
the DRI process the creation of a new expressway connecting I-75 with the
BMXD with minimal additional intersections and/or exits so that traffic exciting
to I-75 from the BMXD can do so with minimal impacts. This design shall be
subject to the rules and regulations of Lee County, Charlotte County and the
Florida Department of Transportation.

Policy 22.2.5: For those portions of Babcock Ranch along S.R. 31 and C.R. 78
(North River Road) a buffer shall be created between the ultimate road right of
way and any development of at least 250 feet except for at the Town Center
entries; the shopping and entertainment areas shall be set back a minimum of 100
feet to form the ultimate road right of S.R. 31.

Objective 22.3: TRANSPORTATION CONCURRENCY MANAGEMENT:
Provision of transportation facilities needed to serve the BMXD shall be planned and
constructed in a timely and coordinated manner.

Policy 22.3.1: REWORK THIS POLICY Not withstanding Goal 3: Privately
Funded Infrastructure of the Lee Plan, the County shall encourage a variety of
financing tools and strategies to fund capital improvement programs within the
BMXD, such as Community Development Districts (CDD), Independent Special
Districts, Business Improvement Districts (BID), Educational Facilities Benefit
Districts and other viable financing strategies to fund infrastructure improvements
and achieve fiscal neutrality.

Policy 22.3.2: Transportation infrastructure to serve the BMXD shall be in place
at the time the initial phase or increment of development occurs or funded through
an appropriate capital improvements program and scheduled to be in place within
three years from the issuance of building permits for the individual phase or
increment of development approval. The Capital Improvements Plan shall
specify the responsible party, whether County, developer, or otherwise, for the
funding of such transportation infrastructure.

Policy 22.3.3: The Lee County Capital Improvements Element, Capital
Improvements Plan, and associated transportation planning maps for Lee County
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are hereby amended to include those road improvements identified in the BMXD
Capital Improvements Plan, along with the developer’s commitment to financial
feasibility as established through an enforceable Development Agreement or
Interlocal Agreement. The BMXD Capital Improvements Plan is subject to
adjustment through the DRI, State and Federal permitting processes to the extent
such adjustment meets the BMXD Objectives and Policies.

Policy 22.3.4: The Lee County transportation planning maps as set forth below
are hereby amended to reflect the transportation improvements to serve the

BMXD:
° Map 3A: Lee County 2030 Financially Feasible Highway Plan
© Map 3B: Future Functional Classification Map Unincorporated Lee

County and State/County Roads in Cities

Map 3C: 2020 Financially Feasible Transit Network

Map 3D: Unincorporated Bikeways/Walkways Facilities Plan
Map 3H: Future Maintenance Responsibility

Map 31: Public Transit Trip Generators

Map 3J: Evacuation Routes Lee County

Objective 22.4: NATURAL RESOURCES: The BMXD shall provide an alternative to
scattered, low-density single-use residential development with sprawl limiting
characteristics that will preserve open space, natural beauty and critical environmental
areas that contribute positively to the quality of life for the residents. A regional systems
approach to environmental planning and design shall be incorporated as an integrated
element within the BMXD.

Policy 22.4.1: A minimum of thirty-five (35%) percent of the gross acreage of the
BMXD shall be designated as open space. The open space areas, which will
include greenways, landscaping, natural resource areas, parks and lakes, shall
shape the adjacent urban form and demarcate development boundaries by
surrounding and defining the Town Center, Village and Hamlets. Distinctive
“edges” between the man-made environment and natural areas shall be created.

Policy 22.4.2: In addition to protecting critical ecological areas and linkages that
will serve as a managed network of environmentally sensitive areas, the natural
resource areas shall also contribute to greenways, trails and parks, and serve to
define broad planning areas and construction of infrastructure and development.
An Environmental Assessment that is sensitive to both the preservation of the
most viable natural resources (watersheds, basins, streams, water bodies,
floodplains and wetlands; groundwater resources; aquifer recharge areas and
proposed wellfield areas; listed species and their habitat; vegetative communities
and soils, geological features and topography) shall be used as the basis for
identifying and mapping a cohesive network of environmentally sensitive lands,
which will surround and define the Village and Town Center. These
environmentally sensitive lands shall be designated and mapped and designed to
provide a transition from those areas to human uses.

ENGINEERING



Policy 22.4.3: The Primary Greenways Plan for the BMXD has been categorized
based on level of public use and natural resource protection, and will be adjusted
through the DRI, state and federal permitting processes. Compatible land
management activities may be conducted in all of these Greenways, including but
not limited to, ecological burning, ecosystem restoration and hydrologic
restoration. All uses shall be designed to avoid and then minimize impacts to
native vegetation, flowways and wetlands. The two greenways categories which
extend into the BMXD are Active Greenway and Passive Greenway. They are
described as follows:

a) Active Greenways shall be located in close proximity to the Town Center
and Village and provide passive and active recreational opportunities, with
the potential for ADA accessibility. Such recreational activities may
include neighborhood parks, picnic areas and playgrounds, camping,
equestrian use with support facilities, hiking trails, boardwalks and
observation decks, paved trails, active parks with ball fields (including
restrooms and concession facilities), and similar uses. Other allowable
uses may include nurseries, low-intensity agriculture, silviculture as a land
management tool, transportation and utility crossings, stormwater
management, habitat restoration and other similar uses.

b) Passive Greenways shall be located in close proximity to the Village and
Hamlets and provide passive recreational opportunities, with the potential
for ADA accessibility. Uses within Passive Greenways shall have fewer
impacts than uses within Active Greenways. Such recreational uses to be
accommodated include neighborhood parks, picnic areas and playgrounds,
primitive camping, equestrian use, hiking trails, boardwalks and
observation decks, limited paved trails and similar uses. Other allowable
uses may include silviculture as a land management tool, transportation
and utility crossings, stormwater management, habitat restoration and
other similar uses.

Policy 22.4.4: The design of on-site open areas shall where applicable be
enhanced habitat for small mammals and wading birds. The design of
development areas and plantings shall, where applicable, enhance habitat for
indigenous animal species.

Objective 22.5: WATER RESOURCE: To manage and protect the natural and
historical hydrologic systems as a regional systems approach to an integrated and
coherent development plan within the BMXD.

Policy 22.5.1: A master drainage plan indicating existing, to be restored or
created primary flowways, shall be planned within the BMXD. The primary
flowways will connect surface water management lakes and on-site wetlands, but
only if wetland seasonal hydroperiods will remain consistent with pre-
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development conditions. Road crossings may be constructed across and through
primary flowways, as long as the hydrological integrity of the flowways is
maintained through the crossings. The master drainage plan shall be designed to
meet Class III water quality standards and maintain off-site flows at pre-
development levels.

Policy 22.5.2: A surface water management system that incorporates the
functions of the natural on-site system, including seasonal hydroperiods, (surficial
aquifer/water table elevations), continuity of conveyance systems and water
quality shall be required, in accordance with State and Federal permitting
requirements, as the Primary Drainage Plan. The water management plan will
provide treatment in a created system prior to discharge to the natural system.
Man made ponds, lakes and/or drainage features shall be designed (size, depth,
etc.) and located (setbacks from wetlands, etc.) so as to maintain water levels,
quality and hydroperiods for native aquatic vegetation and wildlife, to the extent
possible. Storm water treatment ponds shall be shaped to reflect natural lakes and
have planted littoral areas. The surface water management system shall be
designed with best management practices (BMPs) as necessary to meet the state
water quality standards.

Policy 22.5.3: Historic flow-ways or conveyances shall be restored within
Greenways to the extent practicable, where flow-ways have been constricted or
otherwise impeded by past activities, or where additional land is needed to
enhance wildlife corridors. Historic flows may also be restored within developing
areas through the surface water management system design and permitting
process. The conveyances shown in the western portion of the BMXD may be
modified to provide an equivalent conveyance. Water management treatment
shall be done outside the historic conveyances. The master drainage plan shall be
designed to meet Class III water quality standards and maintain off-site flows at
pre-development levels of nutrients. The runoff should be limited to the permitted
allowable discharge rates from the developed areas. Further, the surface water
management system for the BMXD will be designed, permitted and constructed to
assist in the MFL recovery program of the South Florida Water Management
District, and the system will not lessen any contributions of water to the
Caloosahatchee River during low flow periods.

Policy 22.5.4: Protection of the Caloosahatchee River shall be made by limiting
impact of the BMXD. The applicant agrees that: (a) Fertilization will not be
permitted during the summer raining season except in response to special
fertilization needs, including but not limited to grow-in or establishment of sod
and new plant material establishment, (b) Controlled release fertilizers, or non-
chemical water soluble foliar applied fertilizers, shall be required for all
established lawns, landscaped areas and golf course fairways and rough.

Policy 22.5.5: All pesticide use shall be as a last resort. The applicant shall
include a phased approach to mosquito control within the community.
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Policy 22.5.6: All homes and businesses shall include low flow showers, faucets
and toilets to minimize use of water.

Policy 22.5.7: The use of native plants or other approved plant materials, with
emphasis on drought tolerant species, shall be used to minimize the amount of turf
grass within lawns and common areas, with the understanding that the applicant
shall identify plant materials that could be used for landscaping using minimal
water.

Objective 22.6: COMMUNITY FACILITIES AND SERVICES: The BMXD shall be
served with state of the art utility infrastructure.

Policy 22.6.1: All project utilities shall be underground.

Policy 22.6.2: Infrastructure shall be developed within the BMXD to support
voice, video, data and security network systems, where feasible.

Policy 22.6.3: Town and Country Utility Company, an affiliate of the applicant,
or as otherwise designated by the applicant, shall design, permit, and construct a
water, wastewater, and reclaimed water utility infrastructure (including water
supply, treatment, storage, distribution, collection, and disposal capacity) to
support the potable water, sanitary sewer, and irrigation needs of the BMXD at
full buildout and in accordance with the level of service established by the
County’s comprehensive plan, as amended from time to time. This infrastructure
shall be built to County standards, and as-built drawings shall be provided to
County. County may conduct periodic inspections (the nature and frequency of
which are to be determined by County) both during and after construction to
ensure that the infrastructure is being properly constructed, operated, and
maintained. It is recognized by the parties that said infrastructure may be
constructed in phases commensurate with the creation of demand by the
Development.

Policy 22.6.4: The BMXD shall be served with all necessary facilities and
services in a manner that is fiscally neutral to the County. Community
Development Districts (CDD), Independent Special Districts, Business
Improvement Districts (BID), Educational Facilities Benefit District and other
viable financing tools may be utilized to meet this requirement, subject to
applicable approvals.

Policy 22.6.5: The applicant shall design and implement a reuse water system
(reuse water is defined as treated water from the wastewater treatment facility) to
cover all master development within the BMXD. This system will include using
reuse water to irrigate public rights-of-way, businesses, landscaping and golf
courses, provided that 1) sufficient volume and quality of reuse water is available
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and 2) use of other water sources, including potable water, shall be permitted for
limited application, such as periodic “flushing” of greens.

Policy 22.6.6: Concurrent with developmental approvals, the applicant shall
provide tertiary treatment of the permanent wastewater treatment system serving
the BMXD to remove phosphorus, nitrogen and biological contaminants from the
wastewater treatment system. The tertiary treatment will complement the use of
reuse water with the specific chemical composition of such treated water to be
determined through the permitting process.

Policy 22.6.7: The applicant shall include a comprehensive recycling program for
the BMXD, including making available land providing funding for a 3,000 square
foot recycling facility to be under the control of Lee County, any CDD or
independent special district that may be created for the BMXD.

Policy 22.6.8: A Stormwater treatment system shall be developed that will feature
the use of natural systems either through preservation, restoration, or other
integrative strategies and avoid the more energy-intensive approaches.

Objective 22.7: WORKFORCE HOUSING: The BMXD shall contain a wide range
of homes affordable to an array of income groups to achieve social diversity and reduce
external transportation trips.

Policy 22.7.1: Provide a diversity of housing types to enable citizens from a wide
range of economic levels and age groups within the BMXD. This would include
the provision of workforce housing at a level of 10% of the total number of
residential housing units built within the BMXD. At least ten percent (10%) of the
residential units in each phase of the project shall include workforce housing. If a
particular phase includes more than ten percent (10%) of workforce housing, then
the ten percent (10%) minimum of each subsequent phase shall be reduced
proportionately. In no event shall more than a cumulative total of ten percent
(10%) of the total number of housing units built in the project be required to be
workforce housing. Sites for such housing shall include, where practical, sites
adjacent to sites for public purposes, such as schools, as shown on the BMXD
Master Plan.

Policy 22.7.2: Explore Community Land Trusts (CLTs) as a viable option for the
creation and long-term maintenance of workforce housing. The establishment of a
CLT within the BMXD shall be evaluated during the review and processing of the
DRI as a solution for workforce housing within the BMXD.

Objective 22.8: PUBLIC PARTICIPATION: The BMXD Master Plan community
characteristics and concepts were created through a collaborative community visioning
and design process. The goal of the community visioning and design process was to
harness the thoughts and interests of stakeholders and interested parties and to create an
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integrated community that fosters civic life, walkability, human interaction, economic
health, sustainability, and preservation of the natural environment.

Policy 22.8.1: The Master Plan was prepared based on the best available data and
information available at the time. More detailed data and information shall be
collected in support of the detailed design, DRI and permitting processes. The
Conceptual Master Plan will guide the preparation of the DRI Master Plan, but
shall not be construed as the DRI Master Plan. Upon its adoption as a result of the
DRI process, the DRI Master Plan will serve as the official Master Plan for the
BMXD development.

Policy 22.8.2: The applicant shall not request any future increases in density
above the proposed levels. The applicant shall not sell density to off-site
landowners and shall not sell, convey or transfer any density off-site.

Objective 22.9: INTERGOVERNMENTAL COORDINATION:  Development
within the BMXD shall be coordinated by Lee County with Charlotte County to ensure
that the impacts of the BMXD and the Charlotte County portion are mitigated and
coordinated in accordance with the Lee and Charlotte County Comprehensive Plans.

Policy 22.9.1: The applicant and Lee County shall adhere to the terms and
conditions of the Babcock Ranch Community Road Planning Agreement, entered
into with Lee County, to allow such improvements as may be needed in
implementing the plan as a cohesive integrated plan and mitigate its impacts.

Objective 22.10: COMMUNITY EDUCATION: The applicant shall create an
education program for homeowners, business owners and visitors to explain the need for
the unique relationship between the Babcock Ranch Preserve and the BMXD.

Policy 22.10.1: The Education Program shall describe the need for the lower
night time speed limits, the endangered species present on the Babcock Ranch
Preserve, the recycling program, the benefits of limited pesticide use and the
importance of using native plants. These education efforts shall include
information kiosks, workshops and printed material for the BMXD.
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p. Text amendment to the definition of the term “Density” in the Lee Plan Glossary to
allow for the density calculation for the BMXD to be consistent with the
methodology adopted in the Lee Plan to promote mixed-use development.

DENSITY:

The number of residential dwelling or housing units per gross acre (du/acre). Densities
specified in this plan are gross residential densities. For the purpose of calculating gross
residential density, the total acreage of a development includes those lands to be used for
residential uses, and includes land within the development proposed to be used for streets and
street rights of way, utility rights-of-way, public and private parks, recreation and open space,
schools, community centers, and facilities such as police, fire and emergency services, sewage
and water, drainage, and existing man-made waterbodies contained within the residential
development. Lands for commercial, office, industrial uses, natural water bodies, and other non-
residential uses must not be included. Within the Caloosahatchee Shores community in the areas
identified by Policy 21.4.2, and the Babcock Mixed Use District established under Policy 1.1.10
and Goal 22, commercial development that includes commercial and residential uses within the
same project or the same building do not have to exclude the commercial lands from the density
calculation. (Amended by Ordinance No. 98-09, 00-22, 03-21)
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BABCOCK MIXED USE DISTRICT
SURROUNDING LAND USES - LEE COUNTY

“;[gp Owner Site Address Existing Uses
1. | PRI-Car 20941 SR 31, N. Fort Myers Grazing Land Class V
2. | Hermann B. Stein 20501 SR 31, N. Fort Myers Grazing Land Class V
3. | L. E. & Barbara C. Puckett 20231 SR 31, N. Fort Myers Single Family Residential
4, L. E. & Barbara C. Puckett 20211 SR 31, N. Fort Myers Ornamentals, Misc. AG
5. | Osmar P. Garcia 11901 Fox Hill Road, N. Fort Myers Single Family Residential
6. | Robert A. & Allyson J. Pohle 11940 Fox Hill Road, N. Fort Myers Mobile Home
7. | Zevin Trust 20031 SR 31, N. Fort Myers Vacant Residential
8. | Gulfcoast Girl Scout Council 19931 SR 31, N. Fort Myers Clubs/Lodges/Union Halls
9. | Jesse O. Burkett Jr. 19731 SR 31, N. Fort Myers Single Family Residential

10. | Robert A. & Sylvia J. Vater

19671 SR 31, N. Fort Myers

Dairies, Feed lots

11. | Robert A. & Sylvia J. Vater

19651 SR 31, N. Fort Myers

Dairies, Feed lots

12. | William Mackeeman et. al. 19621 SR 31, N. Fort Myers Vacant Residential
13. | Shirley Rachel Johnson Trust 11901 Shirley Lane, N. Fort Myers Single Family Residential
14. | BMAQ,LLC 19451 SR 31, N. Fort Myers Supermarkets

15. | Connie R. Ricci

19411 SR 31, N. Fort Myers

Single Family Residential

Charles Clancy Jr.

Michael Hanley, Donald Shain, &

19381 SR 31, N. Fort Myers

Single Family Residential

17. | Samuel B. & Freida L. Bennett

19321 SR 31, N. Fort Myers

Single Family Residential

18. | Kurt A. Adrian & Doreen M. Lupori

11881 Ruden Road, N. Fort Myers

Vacant Residential

19. | Dennis & Debra Vanroekel

11880 Ruden Road, N. Fort Myers

Grazing Land Class II

20. | Jacqueline Opshal

19151 SR 31, N. Fort Myers

Vacant Commercial

21. | Merit Petroleum & Kuntry Kubbard | 18981 Old Bayshore Road, N. Fort Myers | Supermarkets

22. | Anthony J. Williamitis 18971 SR 31, N. Fort Myers Open Storage

23. | Katherine Kreinbrink 12100 North River Road, Alva Grazing Land Class 11

24. | Michael L. & Tracy C Greenwell 12250 North River Road, Alva Grazing Land Class 11

25. | Talon Ventures, LLC 12850 North River Road, Alva Orchad Groves, Citrus, etc.
26. | Gladys Cleo Miller Trust 13230 North River Road, Alva Grazing Land Class III

27. | Joan C. & David Beall 19100 Thunderbird Drive, Alva Single Family Residential

28. | loannis & Karen P. Kalouris 19171 Turkey Run Lane, Alva Single Family Residential

29. | Joseph G. & Bonnie K. Fury 19321 Turkey Run Lane, Alva Single Family Residential

30. | Debbie L. & William R. Taylor 19420 Turkey Run Lane, Alva Single Family Residential

31. | Suzanne Armeda Trust Access Undetermined Grazing Land Class I1

32. | Nick Armeda Trust 19550 Armeda Road, Alva Grazing Land Class 11

33. | Suzanne Armeda Trust Access Undetermined Grazing Land Class [II

34. | Ronald & Melody K. Fewster 18990 Serenoa Court, Alva Single Family Residential

35. | Mary Ellen Povia 14500 North River Road, Alva Grazing Land Class II
ADB-Buffalo Association, LLC & . ,

36. Will-Ridge Association, LLS 14751 North River Road, Alva Grazing Land Class V
ADB-Buffalo Association, LLC & . .

37. Will-Ridge Association, LLS Access Undetermined Grazing Land Class V
ADB-Buffalo Association, LLC & . .

38. Will-Ridge Association, LLS Access Undetermined Grazing Land Class V
ADB-Buffalo Association, LLC & . .

39. Will-Ridge Association, LLS Access Undetermined Grazing Land Class V

40. | Babcock Florida Company Access Undetermined Grazing Land Class V

41. | Babcock Florida Company Access Undetermined Grazing Land Class V
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N ‘ + . ; + + + T LEGEND
15 " 13 8 1 18 SPECIAL FLOOD HAZARD AREAS (SFHAs) SUBJECT TO
N INUNDATION BY THE 1% ANNUAL CHANCE FLOOD
ZONE A qh“ﬂouc County The 1% annual chance flood (100-year flood), alsa known as the base flood, Is the flood
Unincorporated Areas that has a 1% chance of belngbequaled or exceeded in any given year. The Special
@ Flood Hazard Area Is the area su éegt to floading by the 1% annual chance flood. Areas
J of Special Flood Hazard include Zones A, AE, AH, AO, AR, A99, V, and VE. The Base
gt QP 4 he Babcocl{ R nch Preserve + + Flood Elevation is the water—surface elevation of the 1% annual chance flood.
R ¥ L2 T
. ZONE A No Base Flood Elevations determined.
State Of} 10r1da - ZONE AE Base Flood Elevations determined.
1 p_ ZONE AH Flood depths of 1to 3 feet (usually areas of ponding); Base Flood
Elevations determined.
2 ZONE AO Flood dirths of 1to 3 feet (usually sheet flow on slof:[ng terrain);
24 1 ) 2 average depths determined. For areas of alluvial fan flooding, velocities
2 P!
4 4 + + + + + + also determined.
ZONE AR Sﬁedal Flood Hazard Area formerly protected from the 1% annual
chance flood a flood control system that was subsequently
q
gecenlﬂed. Zone AR indlcates that the former flood contmll system s
T d ?
0 2500 5000 yz:!geﬁ‘s';g:’e to provide protection from the 1% annual chance or
ZONE A99  Area to be protected from 1% annual chance flood by a Federal
- I 3 n & + + SC_Q«LE IN FEET + good pml;ctlon system under construction; no Base Flood Elevations
termined,
+ it T £
Charlotte County ZONE V Clcastgl ﬂc:iod 1o?e with velocity hazard (wave action); no Base Flood
Unincorporated Areas 2% Elevations determined.
120061 27 26 2% 30 20 28 ZONE VE goaﬂal ﬂc:’d zone with velocity hazard (wave action); Base Flood Elevations
letermined.
CO0K & BAOWA O . .
Babcock Ranch Overlay District PR FLOODWAY AREAS IN ZONE AE
+ + +
+ +  umeewrm [ £ + BROD + + The floodway Is the channel of a stream plus any adjacent floodplain areas that must be
kept free c{ enaoacrmﬁg;;ohlhé‘t the 19? annual chance flood can be carried without
| Increases in elghts,
HORSESHOE FO
E TONED OTHER FLOOD AREAS
3‘ ZONE X Areas of 0.2% annual chance flood; areas of 1% annual chance flood
< & with average depths of less than 1 foot or with dralnage areas less than
Iy + 34 + 8 -+ a +:u + + + + + + " * a5 }lsg\;are mile; and areas protected by levees from 1% annual chance
= 35 k) 31 lood.
I ZONE D £ £
© ZONE D D : OTHER AREAS
o
g T ] ; ; ZONE X Areas determined to be outside the 0.2% annual chance floodplain.
- 1 42s B8 i e ZONE D Areas In which flood hazards are undetermined, but possible.
0 3 2, - T42S CHARLOTTE COUNTY T42S
——— . = T = —_— == T - - =T Tas
- + + + + o F + S
o * \‘ COASTAL BARRIER RESOURCES SYSTEM (CBRS) AREAS
3 *
2 . s e See * note below
y BabCOCk Mlxed Use DlStll for explanation of an Ch P reserve OTHERWISE PROTECTED AREAS (OPAs)
E‘ BMXD hatched arca CBRS areas and OPAs ere normally located vithin or adjacent to Special Flood Hazard Areas.
= + ¥ + + + o+ + 4 unty + Floodplain boundary
g ) E E < L ——— Floodway boundary
i v — ) o / / / / / / / - Zone D boundary
.l_ 7 1 95000000000000000000 CBRS and OPA boundary
5 Boundary dividing Special Flood Hazard Areas of different
9 . , , , , Base Flood Elevations, flood depths or flood velocities.
=] 4
= ———= i 'f' : ! T srmmrmmn 513 Base Flood Elevation line and value; elevation in feet*
< ! = azsn g104y Zoneld ”‘
o S 2ZONE X ¢ Base Flood Elevation value where uniform within zone;
> e 4 ’ o 3 (EL 987) elevation In feet* !
'g- { S F ELEVATION REFERENCE MARKS *Referenced to the National Geodetic Vertical Datum of 1929
a REFERENCE  ELEVATION DESCAIPTION OF LOCATION
= Clocritte Supy M TR O——® Cross sectionline
RM 14 1008 US.Co b el
g Boulsvard brdga over Orange River. @_ _____ _@ Transect line
[ : b e
[ acitid o Roed loceted 1.2 mes south of Orange River Rozd. i e 2987 Xyn Geographlc coordinates referenced to the North American
97°07/30%, 32°22'30 Brap
. . ' Datum  of 1983 (NAD 83)
< RM 18 17.8 Raltroad spie In last power pols on south sids of Orangs River Rosd, sbout 0.8 Ml esst of
- E Induatry Avenws. . - 4276%0M 1000-meter Universal Transverse Mercator grid values, zone 17
a ma17 [X Florida Departmant of Yrenspériation disk on north hesdwel of Statd Highway 78 eutvert over .
¢ = . 5000-foot grid ticks: Florida State Plane coordinate system,
EU Troun Cree . 600000 FT west z:noe IPSZONE 862), TransvevseeMer:al.:Jr pm]ty:‘dlon
RM 18 e, Floida Depariment of Tran ™ Highway 78 bridge over H
{ Telegraph Estates | Tshsacash e £ DX5510X Bench mark (see explanation in Notes to Users section of
2 & this FIRM panel)
= ONE A9 3 . "
. ZONEC eM1.5 River Mile
FOAD
-

MAP REPOSITORY
Refer to listing of Map Repositories on Map Index

EFFECTIVE DATE OF COUNTYWIDE
FLOOD INSURANCE RATE MAP
MAY B, 2003

Babcock Ranch Area in Lee County, in the FEMA Flood Zones: Zone B - Area between 100 year and 500 year flood limits

Zono AE = 64.0 Ac EFFECTIVE DATE(S) OF REVISION(S)TO THIS PANEL
Zone B=3.0 Ac * A large portion of BMXD area is awaiting an official FEMA

Zone C=360.9 Ac updated panel. The line shown is from a 1993 Flood Study by SCS.

Zone X =223.1 Ac

SCS 1993 100 Yr Storm - 1069.4 Ac i d ——TT §
Not Mapped = 2436.83 Ac el located n the Hod. Irsurance” Sy vepertSor he oo™
Total Acreage BMXD = 4,157.23 Ac

e If flood | Is available In this y, contact your insurance
the National Flood Insurance Program at 1-800-638-6620.
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BOUNDARY SURVEY
FOR

BABCOCK MIXED-USE DISTRICT

SECTIONS 1-7 & 9, TOWNSHIP 43 SOUTH, RANGE 26 EAST
LEE COUNTY, FLORIDA

DESCRIPTION:

LEE COUNTY PARCEL:
A poveol of lond lying within Sections 1 through 7 and Sectlon 9, Township 43 South, Rongs
Eost, Les County, Florido, being more porticulorly described us follows:

Commence at the Southwest comer of Section 31, Tovmhlp 42 South, Rangs 26 East ond
run SB9°41'45"E, clong Lhe South fina of sald Section 31, o distonce of 50,00 fest to o
point on tha Eomt Hght—of-way ine of State Rood Mo. 31, sald poinl olso being the Point
of Beginning of the parcel of jond hersin described; Thence conumu SB89*41°45"E a distonce
of 5189.75 feat lo tha Northeast comsr of Ssction B, Township 43 South, Ronga 28 Fasy
Thence S80'41'45"E a distance of 5308.08 fant to the Northecst comer of Secilon 5,
Townlhlp 43 South, Range 26 Eust; Thenco SB9'37'16"E o dislonce of 5289.11 foot to the
oat comer of cﬂoﬂ 4, Township 43 South, Ronge 28 Eoat; Thence SBI'35'44°E o
d‘stancc of 5204.60 feel to tha Northzast comer of Section 3, Township 43 South, Rongs
28 Eost; Thence 859'3544'5 o distance of 5294.60 fest to ths Northeast comar of Section
2, Townshlp 43 South, Rongs 26 East: Thence S89°35°447E, clong he North line of Ssction
1, Township 43 South, Range 26 Eost, a dimtonce of 15676 feck: Thence S03'58'52°W o
divlance of 456798 fort; Thance SO4*10'14"W o distonce of 283.52 feet; Thoncs
S03'53’19"E o distance of 515.32 fest to o polnt on ths South line of Section 2, Township
43 South, Ronge 26 Eost (sald point being 558.41 foot West of the Southeast comer of
saild Section 2); Thenco N8B'38°22°W a dirtance of 2084.07 feat to the South ons—quorter
comar of sald Section 2; Thence NBB'38'42°W o dislance of 2642.06 foet to the Southweat
comer of scki Section 2; Thence NB9'51'49°W a distance of 5300.09 feet to the Southweat
comer of Ssction 3, Township 43 South, Range 28 Eost; Thence NB9'51'54°W o distonce of
255009 feet to the South ohe—quarter comar of Section 4, Township 43 South, Ronge 28
East; Thence S00'23'25'W o distance of 1330.65 fsot to the Southwest comer of the North
ons—half of the Northeoat one—quarter of Section 8, Township 43 South, Range 26 Easti
Thence S05°02°41°E a distonce of 1338.35 feel to o point on the North fina of the
Soulhaost one—quarter of sald Section O (sald polnt bslng 150.00 fest East of the Northwest
come of 0» Southaost ane—quartar of sald Section P); Thence S00*22'58"W, porotiet wﬂh
150.00 Eost of ths Wost line of the Southeost one—quorter of sold Section 8,
dmuneo of 26“ 58 fest to o point on the North right—of—way fine of Counly Rood No 78;
Thence clong sald right~of~way line the following csurses and distances, NSO'54'S4™W o
distonce of 150.26 foot ond NE9*S4'44'W a distonce of 2648.95 foet 1o o point on the
Woat fina of sakd Section 9; Thence NOO'22'31°E ¢ distance of 2612.02 fast to the West
one—quarter oomer o’ sokd Section 9; Thence NOO'21'56°E o distance of 2683.13 feet to
the Southeast coi of Saction 5, Township 43 South, chgc 28 Eott. Thence NB9*52'00'W
o distonce of 2666 70 foet 1o the South one—quarter comesr of said Section 5; Thence
NBQ'SD '47"W a dlﬁnoea of 2567.42 fost to the Southwast comer ol a0id Saction 5; Thence
500°23'16°W, along the East line of Soction 7, Township 43 South, Rongs 28 East, o
distonce of 528400 fest to o pohl on the North right~of-way ine of County Rnod No. 78;
‘Thence Westsriy olong tha curved right-of—way lina, (sald cuive being curved concovs to the
North, having o defla ongle of 00°53'52" ond o radius of 11339.17 foct, with o chord
bearing of NB9*19°12°W ond a chord langth of 177.60 fect) o dimtonce of 177.6¢ fert to
the end of the curve; Thenco NB8'52'16°W, along sald North right—of—way Hine, o distonce
of 4408.31 fest to the inning of @ curve to tha right; Thence along the arc of the
curved right-of-way fins, (sald curve belng curved concave to the Northeomt, having o defta
ongle of BS’12'05" ond o rodius of 522.94 faet, with a chord bearing of Nw!su"w and @
chord length of 734 37 feol) o distance of 814,14 fest to o point on the Eoat dqh\—el-—vlay
line of State Rood No. 3%; Thence clong the Enst right~of-way line for Stote Road No. M,
the following courass nnd distances, NOO'10°49E o distance of 4776.07 fest, NOO'IB'S4E o
distance of B313.41 feat and HOO'38'48°E o distonce of 0.14 fest to tha Polnt of Beglnning.
Contalning 4,157.2 acres, more or less.

Bearings hereinabove montioned ore based an the North fine of Section 8, Township 43
South, Range 28 Eost to bsar S80°A1'4S™E.
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3 BOUNDARY SURVEY

STATE ROAD 31

CHARLOTTE COUNTY
- LEE COUNTY

PROJECT LOCATION 1 Do of kst o wok Ly 2008

NOTES:

for boundary and descriplion.
3 Survoy performed s roquested by Kison & Partners.
4. Improvements and utiiities (obove ground or underground) are not focatsd or shown on
Rz
Flncunr;ry‘ focatad ot boundary cornars only, unless otherwise shown.
6. Only ovsrhead sleciric linss that cross the boundary fine am shown on this survey,
un!Ml othsrwise no!

2 located during field survey, slong the boundory. are ahown.
a Inteﬂor section eomer- ond quarter section comers where not secrched for, locoted, or
sat, unless nscessary to establish boundary comers.
9. Baoring Reference: State Plons Coordinate, Florida West Zone, NAD B3{89). Bearing of

COUNTY ROAD 78 SGV41'45'E on tha South line of Socuon 31 TWMNP 42 South, Range 26 Eost.
10, Sur%a trol bossd on the following Na control monuments:
1708, PID ADB684, PiD ADGS&‘I PID ADSBDJ and FID 691,
11.Dimensiona ond ocreage Ehown iIrvey map ore %ﬁd voluse,
ALVA 12.A acale foctor of 0.89005508 cn nbovn on PID ADA708, 'an uud for this survey.
13.To corvert Grid ocrsoge 1o Ground atreage, mumm by |
14.To conveit Grid to Ground
o] 5000 10000
! SCALE IN FEET This survey is only for the benafit of;
Babcock Mixed-use District
3 t hocsb; that thie survey wos pn&cnd undw my dirsction ond Is comect to the beat
of my aond bellaf and maste Inimum technical standards for surveys os
ow,
Floddu S!nylulu Chopter 472: Chapter 81617 F.A.C.
Uatthew M. Ho-nrd {For The Firm ~ LB 642)
Professional Surveyor and
Florida Certlficote No. 4912
Dats signed.
251 WEST HICKPOCHEE AVENUE
LABELLE, FLORIDA 33935 This survey Is not valikd without the signature ond orighol raisad seal of o Florida Hesnsed
surveyor and moppar,

PHONE (863) 612—0504
FAX (863) 612~0341
EB. §642 & LB. §642
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Couhty of Charlotte

Office of the County Atforney
18500 Murdock Circle
Port Charlotte, FL 33948-1094
Phone: (841) 743-1330 Fax: (941) 743-1550
www.charlottecountyfl.com
“To exgeed expectations in the defivery of publfic services”

JANETTE 8. KNOWLTON JSK 06-15
COUNTY ATTORNEY

April 21, 2006

Mr. James R. Brindell .

Gunster, Yoakley & Stewart, P.A.
Phillips Point .
777 South Flagler Dr., Suite 500 East
West Palm Beach, FL 33401-6194

Dear Jim;

Enclosed for your file is a fully executed, notarized Development Agreement for
the Babcock Ranch project. If you have any questions, please do not hesitate to
call. ' '

Very truly yours,

Janette 8. Knowlton
County Attorney

JS8K:el
Enclosure

cc: Rich Browne, Assistant County Attorney, w/encl.
Mike Konefal, Community Development Director, w/enclo.

pi\wpdata\janette\letters\2006\babeockdevelopagr
LRO5-558
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DEVELOPMENT AGREEMENT BETWEEN
BOARD OF COUNTY COMMISSIONERS OF
CHARLOTTE COUNTY, FLORIDA, AND MSKP
I, INC. '

THIS AGREEMENT is made and entered as of this &daday of, 2006, by and
between the BOARD OF COUNTY COMMISSIONERS OF CHARLOTTE COUNTY,
FLORIDA ( “Board” or “County”), and MSKP III, INC., a Florida corporation ( “Developer™).

Recitals
WHEREAS, the Board and the Developer recognize the following:

A. This Agreement is entered into in accordance with the Florida Local Government
Development Agreement Act, 163.3220-163.3243, Florida Statutes (“Act”).

B."  The Developer is a contract vendee to acquire' by corporate merger one hundred
percent (100%) of the stock of the Babcock Florida Company (“Babcock Contract”) and thereby
certain real property located in Charlotte County and Lee County, Florida, and described in the
attached Exhibit “A”, known as the Babcock Ranch (“Ranch”), and which is comprised of some
91,361 acres of which approximately 81,499 acres are situated in Charlotte County and
approximately 9,862 acres of which are situated in Lee County. Developer will also acquire
Town and Country Utility Company (“Town and Country”) pursuant to the Babcock Contract.

C. On January 24, 2006, the County entered into an Interlocal Planning Agreement
for the Babcock Ranch with Developer, Lee County, and the Florida Department of Community
Affairs regarding the preservation and development of the Babcock Ranch (“Four-Party
Agreement”).

D. State and local officials, environmental organizations, and citizens of Charlotte
County desire to preserve permanently as much of the Babcock Ranch as possible, and it is
recognized by the parties that this preservation goal can be achieved with a public/private
partnership and a comprehensive long-term preservation and development plan for the Ranch.

E. Developer, the Board of Trustees of the Internal Improvement Trust Fund
(“Trustees™), the Florida Fish and Wildlife Conservation Commission, and Lee County have
entered into an Agreement for Sale and Purchase of a majority of the Ranch to the Trustees and
Lee County for conservation purposes (“State Contract”).

F. Developer proposes to develop approximately 17,890 acres of the Ranch(“Area
6”), 13,686 acres of which are located in County (“Property” or “Development™), and 4,204
acres of which are located in Lee County.

G. On September 30, 2005, Developer filed an application with County
encompassing the Property for the Babcock Ranch Overlay District Amendments to County’s
comprehensive plan (“BROD”), and on December 14, 2005, the Board voted to transmit the

WPB 868308.10
WPB 877218.1



proposed amendments to the Florida Department of Community Affairs. The Board approvéd
the BROD on April 4, 2006.

H. In order to foster comprehensive and sound capital facilities planning and
financing, to ensure the provision of adequate public facilities for development concurrent with
the impacts of development, to encourage the efficient use of resources, to reduce the economic
cost of development, and to afford certainty in the approval of development, the Board and the
Developer desire to establish by agreement the terms under which the Property may be
developed.

L On March 20, 2006, the County Planning and Zoning Board, sitting as the Land
Use Advisory Board, held the first public hearing on this Agreement, after publishing notice
approximately seven days prior to the first hearing. Notice of intent to consider this Agreement
was provided in accordance with law.

I On April 4, 2006, the Board held the second public hearing on this Agreement
after providing notice in accordance with law. ,

NOW, THEREFORE, in consideration of the mutual covenants entered between the
parties, and in consideration of the benefits to accrue to each, it is agreed as follows:

1. Recitals.

The above recitals are true and correct and are incorporated herein and made a part
hereof.

2. General Provisions.

a. Legal Description and Owner

The Property is described in Exhibit “B” attached hereto and made a part
hereof. As of the Effective Date of this Agreement, the Developer has only
an interest as a contract vendee of one hundred percent (100%) of the
stock of the Babcock Company pursuant to the Babcock Contract of legal
and equitable title to the Property is MSKP III, Inc., a Florida corporation.

b. Duration

This Agreement shall expire ten (10) years after the Effective Date
provided in Provision 10, unless earlier terminated as provided in
Provisions 5 and 6, or extended as provided in Provision 8. Inasmuch as
buildout of the Development Program will not occur within ten (10) years,
the parties contemplate that the Term of this Agreement will be extended
in ten year intervals until buildout is achieved.

c. Development Uses Proposed to be Permitted

WPB 877218.1
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The development program proposed on the Property includes
17,870 residential units and 6,000,000 square feet of non-
residential space (“Development Program™). It is contemplated
that the development plan will include a town center with a mix of
uses. The maximum height of buildings shall be established as
part of the Land Development Regulations (“LDR’s”) adopted by
County for the Property.

The general locations of uses are shown on Exhibit “C-1” attached
hereto and made a part hereof, subject to revisions made in the
ongoing planning process and as finalized in the DRI process.

Independent Special District: Community Development District

M

@

€

County shall support the creation of an independent special district
or community development district(s) (collectively “District”) to
fund and construct onsite and offsite infrastructure and to provide
services required to support the Development Program, and
Developer shall establish, or cause to be established, such District,

Until said District is established, Developer shall be responsible
for, or be the beneficiary of, those items under this Agreement
expressly assigned to District.

Developer may use any other funding mechanisms and sources to
meet its obligations under this Agreement which may be, or may
become, available under Florida and federal law..

Reservation of Land for Public Purposes and Construction of Buildings.

(1)

The number and sizes of school sites, parks, County annex site,
police, fire/rescue, sites, solid waste management site, extension
services and library site are shown on Exhibit “D”, subject to
revisions made in the ongoing planning process and as finalized in
the DRI process. Developer agrees to convey these sites with the
acreages shown on Exhibit “D” at no cost to the appropriate
government agencies. District shall remove invasive exotic
species from the designated sites. District shall provide associated
infrastructure, ie. pedestrian and vehicular access-ways, water,
sewer, electrical, internet technology and reuse water (when
available) to the designated sites; impact fees shall be reimbursed
to District by County for the costs of this infrastructure, but only
up to the amount of the impact fees (not including any interest
earned by County) collected from the Development. The sites
shall be conveyed with exotics removed, infrastructure provided,
and on a schedule agreed to by Developer and County in the DRI
process.
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District shall construct the shells of the public purpose buildings as
set forth on Exhibit “D” on the library, park, County annex, law
enforcement, extension services, and fire/rescue sites pursuant to
building design criteria provided by County. The term “shell”
means site preparation, foundations, laying of all utilities, exterior
building structural components (including all exterior windows and
doors), interior unfinished load-bearing walls and floors, stairs,
elevators, and general building MEPF (mechanical, electrical,
plumbing, and fire) systems, but not including MEPF systems
specific to a floor plan layout, Where practical, the building shells
may be constructed in phases. The building shells shall be
completed by District and turned over to County on the schedule
shown on Exhibit “D” hereto. Until the turnover to County,
District shall be responsible for maintenance of the building shells
and the associated building landscaping and any costs of
operations elected by District,to be incurred prior to said
turnover(s). If the District elects to operate any such buildings
prior to turnover to County, County will consider an operational
contract with District. The Developer or District shall be
reimbursed from the impact fees, but only up to the amount of the
impact fees collected from the Development (not including any
interest earned by County), for the design and construction costs of
those buildings and the costs of all associated infrastructure; ie.,
water, sewer, paving, drainage, landscaping, lighting, signage, etc.
{collectively the “Costs’), but not for the sites. District shall be
reimbursed by County from funds other than impact fees collected
from the Development for the Costs of any portion of a building
requested by County which is in excess of that required by County
standards to satisfy the demand for the building created by the
Development Program. ‘

District shall prepare the master plans for the park sites in
consultation with County and at no cost to County. The County
shall participate with the design team in development of the master
plans. ‘

The public purpose buildings and sites shall be subject fo the land
development regulations and architectural guidelines established
for the Property.

The public purpose buildings shall be completed, staffed, and
opened by County on the schedule shown on Exhibit “D” hereto.

Developer and County shall enter into a separate impact fee
agreement to address more specifically the impact fee credits or
reimbursements and the expenditure of impact fee revenues
contemplated by this Agreement.

4
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Reguired Public Road Facilities.
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(4)

District shall be responsible to pay for, or canse to be paid for by
other than County, the off-site transportation impacts of the
Development in the form of off-site road improvements.
Development of the Property is to be phased ‘and the required