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May 10, 2007

Mr. Paul O’'Connor, AICP
Lee Co. Director of Planning-
PO Box 398

Ft Myers, FI 33902-0398

RE: 21-44-26-01-00040.0010/21-44-26-01-0040.0170

Dear Mr. O’Connor:

Attached you will find a map depicting the above referenced parcels. As you know this property
was recently the subject of a MPD rezoning request, which was denied by the Board of County
Commissioners. The request was denied mainly due to insufficient allocation of developable
urban community acreage in Lee Plan Table 1(b) for the Buckingham Planning Community.

Table 1(b) was recently the subject of Lee Plan comprehensive plan amendment CPA2005-
00026.that converted the Lee Plan planning horizon for 2020 to 2030. This amendment added
10 years of growth across the county to be consistent with the 2030 horizon, with the exception
of the allocation for the Buckingham Planning Community. The proposed reallocation of an
additional 135 acres of urban community within the Buckingham Planning Community was
eliminated from Table 1(b) by the BOCC at the comprehensive plan adoption hearings. The
refusal to reallocate additional acreage to this planning community leaves the urban community
allocation unchanged at 51 acres. The table further indicates that 48 of the 51 acres of urban
community acreage allocated through the year 2030 were in use the last time the table was
amended. It is unclear if any urban community lands had been developed since 2002, the last
time it was inventoried.

The owner of the above referenced parcels is considering a revised plan of development and
needs to know what his development rights are based on the amended comprehensive plan.

- Therefore the owners request that you please confirm the allowable uses and amount of

- Ver. mal-

acreage available for development thru table 1(b) and the 2030 allocations for these two
parcels.

Should you have any questions or need any additional information please don't hesitate to call.

JUL 12 2007
Robert D. Hutcherson, AICP

Senior Project Manager | COMMUNITY DEVELOPMENT

Sincerely,

WilsonMilter, Inc.

Fort Myers Office 12801 Westlinks Drive, Suite 106 * Fort Myers, Florida 33913 » 239.939.1020 * Fax 239.939.7479
wilsonmiller.com ¢ 800.649.4336
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LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2005-26

v'| Text Amendment v' | Map Amendment

This Document Contains the Following Reviews:

v’ | Staff Review

Local Planning Agency Review and Recommendation

v
v' | Board of County Commissioners Hearing for Transmittal
v

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

v' | Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: November 14, 2006

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DCD/DIVISION OF PLANNING

2. REQUEST: Amend Future Land Use Element Policies: 1.1.1 and 1.7.6, converting the

- Lee Plan's planning horizon to the year 2030 and revising Table 1(b) Planning

Community Year 2020 Allocations to update the allocations through the Year 2030.

Amend The Lee Plan Map 16 (Lee County Planning Communities Map) to reflect the
changes in municipal boundaries. |

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that the Board of County
Commissioners adopt this proposed amendment to the Future Land Use Element and
the Future Land Use Map Series. This proposed amendment will change Map 16 to

STAFF REPORT FOR May 16, 2007
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reflect the current city boundaries (Attachment 1). A separate amendment is also
under review to reflect the desires of the citizens in the San Carlos Planning
Community regarding the border west of US 41 along Pine Road (CPA2005-00016).
Planning staff also recommends that Table 1(b) be revised to accommodate the most
recent 2030 population projections! for Lee County and associated development and
renamed to “Planning Community Year 2030 Allocations” (Attachment 2). Staff also
recommends that Lee Plan Policies 1.1.1 and 1.7.6 be amended as provided below.
Additions to this amendment based on the DCA Objections, Recommendations, and
Comments (ORC) Report are a revised Future Land Use Map Series Map 16 with the -
added note and reference to the year 2030, a revised Table 1(b) with additional
revisions to the Alva, Bayshore, Buckingham, 'Lehigh,, Fort Myers Shores, North Fort
Myers, and San Carlos Planning Communities, a revised Future Land Use Map Series
Map 1 Page 1 with the new note 4, and a revised Future Land Use Map Series Map 8
as updated to reflect current conditions.

POLICY 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use Map
series (see Policies 1.7.6 and 2.2.2). They depict the extent of development through the year
2020 2030. No development orders or' extensions to development orders will be issued or
approved by Lee County which would allow the Planning Community’s acreage totals for
residential, commercial or industrial uses established in Table 1(b) to be exceeded (see Policy
1.7.6). The cities of Fort Myers, Cape Coral, and-Sanibel, Bonita Springs and Town of Fort
Muyers Beach are depicted on these maps only to indicate the approximate intensities of
development permitted under the comprehensive plans of those cities. Residential densities are
described in the following policies and summarized in Table 1(a). (Amended by Ordinance No.
94-29, 98-09)

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020 2030. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which would
allow the acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded. This policy will be implemented as follows:

1. For each Planning Community the County will maintain a parcel based database of
existing land use. The database will be periodically updated at least twice every year, in
Sep_tember'va.nd March, for each Planning Community.

2. Project reviews for development orders must include a review of the capacity, in acres, that
will be consumed by buildout of the development order. No development order, or extension of
a development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table

! Florida Population Studies, Volume 39 Bulletin 114, Bureau of Economic and Business Research, February 2006.
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1(b), Acreage Allocation Table regardless of other project approvals in that Planning
Community.

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and
- Appraisal Report, and every five years thereafter, the County must conduct a comprehensive
evaluation of Planning Community Map and the Acreage Allocation Table system, including
but not limited to, the appropriateness of land use distribution, problems with administrative
implementations, if any, and areas where the Planning Community Map and the Acreage
Allocation Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 00-22)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

¢ The planning time horizon for the Lee Plan should be extended to the Year 2030.

o The current Lee Plan Table 1(b) population projections are the 2020 mid-range
projections from the February1996 University of Florida Bureau of Economic and
Business Research (BEBR) publication.

e The most recent University of Florida Bureau of Economic and Business Research
(BEBR) projections were published in February 2006.

e BEBR'’s 2020 population projection for Lee County listed in the 2006 Population
Study is 37.6% higher than the projected population used for the adopted 2020
allocation table. '

o The estimate from BEBR for Lee County’s April 1, 2006 population is 16,392
persons less than the 1996 BEBR projection for 2020.

e The proposed allocations are intended to accommodate Lee County’s projected
2030 population.

~ o Theallocation table includes a “safety factor” of 25% of the increase in the
unincorporated population.

e The current allocation table accommodates 80,000 fewer residents in the
unincorporated area of Lee County than is projected for the year 2030.

C. BACKGROUND INFORMATION

This amendment was initiated by the Board of County Commissioners on September 28, 2005
to implement recommendations from The 2004 Evaluation and Appraisal Report (EAR). The
EAR included a recommendation to update the planning horizon of the plan to the year 2030
and adjust the Planning Communities Map (Lee Plan Map 16) to reflect changes in the
municipal boundaries. Extending the Lee Plan planning time horizon to 2030 for other
elements requires that the Planning Community Year 2020 Allocations Table (Table 1(b))
allocate enough acreage for the regulated uses to- aecommodate the 2030 population
projections.

The current allocation table is based on a 2020 population of 602,000 with a 25% population
buffer on the increment of growth between 1997 and 2020 or 653,939 people. The most recent
University of Florida Bureau of Economic and Business Research (BEBR) projection for 2020
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is 828,500 and the 2030 projection is 979,000. The most recent population estimate for Lee
County, April 1, 2006, is 585,608. As required by Rule 9]J-5.005(2)(e), the revised allocation
table will be based on this BEBR projection. To remain consistent with other Elements of the
Lee Plan, the Table 1(b) needs to be amended to reflect the land use needs to accommodate
the population estimates through the year 2030 which, through the Evaluation and Appraisal
Report amendments, is the time horizon of the rest of the Lee Plan Elements. Using the
previously accepted methodology, a 25% population buffer on the increment between 2006
and 2030 is added to the 2030 projection to allow for market shifts. Therefore, the allocation
table will accommodate a population of 1,086,207. :

-

PART II - STAFF ANALYSIS
A.  STAFF DISCUSSION

Origin of the Planning Community Year 2020 Allocations Table 1(b)

The Planning Community Year 2020 Allocations Table and Planning Commumtles Map
evolved from the Year 2010 Overlay Maps 16 and 17. The original 2010 Overlay was a result
of the 1989 Settlement Agreement with the Department of Community Affairs (DCA). This
agreement required the County to amend the Future Land Use Map Series by designating the
proposed distribution, extend, and location of the generalized land uses required by Rule 9]-
5.006(4)(a)1.-9 for the year 2010. This was accomplished by creating 115 sub-districts,
generally nesting within the then existing 15 adopted Planning Districts, and allocating
projected acreage totals, for each generalized land uses, needed to accommodate the
projected 2010 population. Policies were added to the plan that provided that no
development approvals would be issued in a sub-district that would cause the acreage total
set for that land use category to be exceeded. The Overlay, in plain terms, was a device
designed to reconcile the population accommodation capacity of the Future Land Use Map
(estimated to be 70 years in 1989) with the 20-year time frame in the text of the element. It
was also designed to provide more certainty as to the extent and location of future
commercial and industrial development.

The Methodology Behind the Year 2010 Overlay
Residential acreage allocations were derived by projecting dwelling unit control totals for the

year 2010 for each of the County’s 15 planning districts. These units were then distributed
into the sub-districts following an analysis of existing units, and buildout units for each sub-
district. Units were changed to acres by applying a density factor based on The Future Land
Use category. Unfortunately, the base data for existing dwelling units at that time was
unreliable. The county did not have adequate data on any existing land use. This lack of an
accurate inventory made it extremely difficult to project accurate needs and their required
acreage figures. In addition, there was no safety or flexibility factor included in the
residential projections.
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A Countywide commercial acreage figure was established by a consultant. Alternatively,
Socio-economic data from the metropolitan Planning organization was used equated to.
existing acreage resulting in an employee per acre figure. A straight line projection was
made by Planning District. These figures were then disaggregated into the sub-districts.

Industrial allocations were based on the acreage figures for the Industrial Development,
Industrial Interchange, Airport Commerce, and Industrial/Commercial Interchange
categories and the employment goal in Policy 7.1.3. All of these figures were reviewed in
light of data generated in other studies and the inventory of existing uses in an effort to make
the final figures consistent. | i -

Problems with the Implementation of the Year 2010 Overlay

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of. the original inventory, the lack of a
reliable existing land use database, and difficulty in explaining the concept and regulatory
nature of the overlay to the public. A major effort was directed at resolving some of these
problems. The establishment of a reliable database identifying the current baseline of uses
was essential for the establishment and monitoring of a workable overlay. There were still
issues with the overlay, however, that could not be resolved in a principled and satisfactory
‘manner. These included:

1. Sub-districts proved to be too small to allow needed flexibility. The average sub-
district size is 4,000 acres (not including those totally located within one of the

municipalities;.

2. The sub-district boundaries, originally based.on traffic analysis zones, were erroneous.
Many existing and proposed developments (even parcels) cross sub-district lines;

3. How to treat quasi-public uses, such as churches and schools;

4. How to treat recreational facilities in residential developments;

5. How to treat platted subdivisions with existing roads, but few houses;
6. How to treat mineral extraction;

7. The treatment of DRIs with lengthy buildout periods;

8. How to treat large lot developments and in general developments that are vastly
different from the assumptions in the Lee Plan; and,
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9. The apparent need to restrict conservation, agricultural and recreational uses that
exceed the acreage thresholds.

It was possible to devise rules to deal with all of these situations; these rules, however, were
relatively arbitrary and provided the County with little valuable information for
infrastructure planning purposes.

The commercial allocations have caused the most controversy, due to the speculative nature
of the employee projections, the inaccurate data in the initial inventory, and the absence of
alternatives to the crude straight-line averaging of the existing and buildout employees per
acre ratios described in the previous section. Some of the allocations in the Overlay were
inadequate to accommodate even the existing uses, and others were exceeded as the result of
a single zoning case or development order application. The County has responded to the
capacity deficits by delaying the legal effectiveness of the overlay until the last point
permitted by the 1989 settlement agreement. Procrastination, however, did not solve the
. problem; in fact, it made the situation worse by increasing the expectations of the affected
property owners and financial institutions.

Proposed Elimination of the Overlay by the 1994 EAR
In response to the shortcomings in the Year 2010 Overlay, the County, as part of the 1994

Evaluation and Appraisal Report (EAR) amendments, proposed the elimination of the
overlay. The DCA took strong opposition to this proposal and found the amendment to be
not in compliance. The finding of non-compliance also included several other objections to
the proposed EAR amendments. By far the main point of contention between the County
and DCA was eliminating the overlay. Upon completion of the Administrative Hearing and
issuance of the Recommended Final Order by the Hearing Judge, the County and DCA
entered into negotiations to resolve the remaining issues. There were several meetings and
some progress was made, but ultimately a mutually agreed upon settlement could not be
reached. The case went before the Governor and his Cabinet, acting as the Land and Water
Adjudicatory Committee. [Final Order No. AC-96-11 was issued on July 25, 1996] The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chaptef 163, Part I, F.S., and Rule 9]-5, FAC.
The Final Order required Lee County to rescind, and not make effective, all of the
amendments which sought to delete the Year 2010 Overlay to bring the plan amendments as
a whole into compliance. "Therefore, the Year 2010 Overlay remained a regulatory
requirement of the Lee Plan.

The Final Order did recognize that the Year 2010 Overlay was not the only mechanism to
address the issues at hand. The order states this “determination does not mean that Lee
County must retain the 2010 Overlay indefinitely, or that the 2010 Overlay is the only
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planning tool appropriate for Lee County. The 2010 Overlay can be deleted from the Lee
Plan if alternative planning controls are established to compensate for the deletion of the
overlay.”

During the negotiations, mentioned earlier the County and DCA had several discussions on
appropriate alternatives to the overlay. There were several themes the department felt were
necessary components -of an alternative. The department felt strongly that communities
should be utilized as planning areas, a concept that planning staff agrees with. Regarding
mixed-use categories, it was the department’s belief that percentage distribution between
uses was the best way to regulate the mix. They did concur that the acreage limitations
contained in the overlay were a way to satisfy this requirement. The department was also
concerned with hurricane evacuation and the population at risk. During these negotiations
the County and DCA found much common ground. Every attempt was made in the
proposed replacement to the Year 2010 Overlay to address all of the departments concerns.

Amendment to Replace the Year 2010 Overlay

Included in the 1996 EAR Addendum cycle was an amendment to configure a replacement
mechanism for the Year 2010 Overlay that addressed many of the identified shortfalls of the
overlay while keeping the Lee Plan in compliance with the minimum criteria rule and Florida
Statutes. Many of the issues that were discussed during the negotiations mentioned above
were incorporated. The replacement to the 2010 Overlay has three basic tenets: to simplify
the overlay by reducing the number of districts; expanding the planning horizon to the year
2020 to be consistent with the rest of the plan; and, utilizing the April 1, 1995 Bureau of
Economic and Business Research (BEBR) Mid-Range 2020 population pro]ectlons2 replacing
the projections from the 1994 EAR.

The small geographic areas of the 115 sub-districts included in the Year 2010 Overlay proved
to be an unmanageable system for the intended outcome. The initial Planning Communities
Map that replaced Map 16 identified 20 distinct areas within the County. The number and
size of the districts was the subject of much debate. The size of the planning communities
needed to be large enough to avoid the long range planning allocation problem of the 2010
overlay yet not too large where there would be little certainty in the location of the controlled
uses. Planning staff brought a preliminary map to the Local Planning Agency (LPA) in the
spring of 1997. A consensus was reached that there should be 20 communities and the
Planning Community Map included in the 1996 EAR Addendum amendment cycle was
supported as a workable replacement to resolve the district size issue of the Year 2010
Overlay while still providing a level of certainty.

? Florida Population Studies, Volume 29 Number 2 Bulletin No. 114, Bureau of Economic and Business Research,
February 1996.
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Map 17 of the original overlay was initially intended to provide a graphic representation of
the development potential of each sub-district. The map, which was actually a series of 115
bar charts, fell horribly short of this aspiration. While it was refined over time to better
perform this task, it made sense to call it what it was, a table of acreage limitations.
Therefore, the amendment eliminated Map 17 and added a new table, Table 1(b) Acreage
Allocation Table, to the Lee Plan.

For a history of amendments to Table1(b) and Map 16 see attachment 3.
B. METHODOLOGY

The methodology for updating Table 1(b) for the year 2030 is essentially the same as the
original allocation table methodology. The models used to initially establish the County
control totals and those used to disseminate the acreages to the Planning Communities have
been updated with data on development since the original allocations were made. New
approvals have also been incorporated into the model as well as the counties efforts in land
conservation though the Conservation 2020 program.

Population
Residential land use data from the existing land use database, maintained by planning staff,

has been integrated with census data for persons per household and residential occupancy
rates to estimate population by year. These estimates have been compared with the annual
estimates from BEBR. This comparison of data reveals a consistency between the two data
sources. Therefore, staff has concluded there is no justifiable basis for adopting a 2030
population projection from a different source and recommends using the BEBR mid range
2030 projection from the February 2006 Population Studies Bulletin 144 as the official
population projection for the Planning Community Allocation Table. Maintaining the
existing methodology, a 25% population buffer is applied to the projected increase in
population. The proper way to allow for a flexibility factor was the subject of considerable
debate during the administrative hearing. Utilizing 125% of the incremental growth was
supported by recognized planning literature.  Therefore, the allocation table will
accommodate a population of 979,000 plus a 25% safety buffer on the increment of growth
between the 2005 estimate and the 2030 projection. This equals 107,200 people. Since the
allocation table will only need to accommodate the population expected .in the
unincorporated portion of the county, the buffer was proportioned based on the percent of
total county population to the unincorporated population currently (53%). The proposed
allocation table will include enough residential acreage to accommodate an unincorporated
population of 495,000.
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Residential Use

The BEBR population projection of 979,000 is being used as the countywide control total for
permanent resident population. As stated above, the unincorporated portion of  this
projection plus a proportion of a 25% safety buffer is 495,000. The accommodation of this
population and safety buffer is distributed amongst the existing 17 planning communities
according to the methodology established in the original amendment establishing the
allocation table mechanism of the Lee Plan. This process uses a sophisticated collection of
databases developed by planning staff. Utilizing the existing land use database, dwelling
unit counts for each unincorporated Planning Community are determined and entered into a
spreadsheet. Due to the very nature of the various communities, population characteristics
will vary. Planning staff compiled a database of demz)graphic components for the individual
Planning Communities from the available census information and reports from BEBR. The
1996 methodology applied unique occupancy rates to each planning community. At the time
the data was not available to make unique assumptions for persons per household (PPH).
Since the release of the 2000 Census, staff has updated this information and is now able to
aggregate census block level information to generate unique PPH estimates for each
community as well as updated occupancy rates.

The next task was to generate unit projections for each community for the year 2030. To start,
the population projections for the City of Bonita Springs, City of Cape Coral, City of Fort
Myers, City of Sanibel, and the Town of Fort Myers Beach were directly input from
information provided to the Division of Planning from these municipalities. Lehigh Acres
also had an agreed upon population figure, generated by a population study completed for
the Smart Growth Department. These results were also input into the accommodation
model. The remaining unincorporated community population projections were evaluated
using the approved Planned Development and subdivision information and the historical
growth trends for each community. Each community's dwelling units (DU) were trended out
to the year 2030 with a built in cap based on the Future Land Use Map's potential additional
units allowed on the existing undeveloped land and adopted Lee Plan Assumptions.

The model was redesigned to evaluate the increment of new dwelling units needed to
accommodate the projected 2030 population. The April 1, 2005 dwelling unit count and
existing residential acres from the existing land use database were set as the base line date for
the reallocation analysis. The difference in population from 2005 to 2030 was used as.a target
for determining the need for new dwelling units. An equation was added to the model that
multiplies the increment between the proposed allocation and the existing residential acreage
inventory to the planning community’s residential dwelling unit per acres assumption for the
FLUM designation which results in a figure for assumed new dwelling units. The new unit
estimates were added to the existing dwelling unit inventory and multiplied by the estimated
community occupancy rate and PPH to determine the accommodated 2030 population. The
results by planning community were summed and then compared to the unincorporated
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portion of the 2030 BEBR projection. Adjustments were made to assure that the population
increment plus 25% was matched. This process required a “hands on” approach comparing
available land, zoning, natural features, and access to land while continually monitoring the
impacts each change had on the target population.

Commercial

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs to determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and will result in a revised
methodology replacing the one used to determine the commercial need for the adopted Table
1(b). The existing methodology was formulated by a consultant for the 1986 Commercial
Needs Study initiated by Lee County for the 1988 EAR. The 1986 study was refined by staff
for the original 2020 allocation table. This revised methodology is the basis for the 2030
commercial allocation update. New data on development since the first staff revision has
been added to the model. Revisions to the allocations may be warranted pending the
outcome of the ongoing study.

Historically, most commercial and industrial development occurred within the existing cities
in Lee County, primarily Fort Myers. As the City of Fort Myers’ supply of available
commercial and industrial land was depleted, new sites were developed in unincorporated
areas of the county. These new developments tended to occur in concentrated areas
somewhat segregated and buffered from residential uses. This pattern of development
continues to the present time: however, the smart growth initiative promotes mixed use
project designs in appropriate areas which will result in modified patterns of non-residential
uses.

Data from the Planning Division Existing Land Use database shows that, overtime (1980-
2005), the amount of commercially developed land (and associated building space) per
person has increased slightly in the unincorporated areas of Lee County. This trend can be
explained by the fact that commercial development generally occurs along the major
transportation corridors. The US 41 corridor is the primary north/south route through Lee
County. Property along this road within the City of Fort Myers has been developed and
unavailable for new commercial development pushing new development north and south to
the unincorporated areas of Lee County. Also, other than Colonial Blvd and Bonita Beach
Blvd, the major east/west routes are also in the unincorporated areas of Lee County. These
commercial corridors serve as the primary commercial areas for the residents that live inside
the incorporated areas and the seasonal and tourist residents. In 1980 the unincorporated
area of Lee County contained 12 acres of commercial land per 1,000 residents in the
unincorporated area and 79,525sf of commercial building area per 1,000 residents in the
unincorporated area. These figures have increased to 16 acres and 111,108sf. Based on these
trends, it is obvious that commercial growth in Lee County is not entirely dependent on
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residential growth. The commercial allocation must also accommodate the needs of non-
permanent residents and tourists.

The commercial need in unincorporated Lee County in the year 2030 has been based on an
average of four methods of projecting acreage needs. First, a forecast of commercial acres for
the unincorporated population was made from the data exported from the Planning Division
Land Use Inventory by year from 1980 to 2005. Second, the acres per person for each year
from 1980 to 2005 was calculated and forecast through the year 2030. Thls was then
multiplied with the projected population for the total acreage estimate.

The remaining two estimates were based on commercial building area and converted to
acreages. A floor area ratio study was done to determine the average commercial building
size per acre of land. Data was again drawn from the planning division database which
indicated that in 1980 an acre of commercial land averaged a building size of 6,600 square
feet. This figure grew to 7,400 square feet by 2005. The annual data was trended to the year
2030 and resulted in an average of 8,500 square feet per acre. This was also compared to the
recent approvals for commercial planned developments. Currently approved planned
developments average 8,509 square feet per acre of commercial land. This analysis led to the
conclusion that for allocation purposes, the assumption of 8,500 square feet of building area
per acre in a commercial project is appropriate. The trended data was also considered
appropriate for estimating intervals in the time horizon. In 2010 it is assumed the building
square feet per acre will be 7,795, in 2020 it will be 8,148, and in 2030 it will be 8,501. Similar
to the .acreage analysis, commercial building area based on existing population was
estimated. The forecast building areas were then divided by the square feet per acre figures
described above. The final forecast was based on historical building square feet per resident
population from 1980 to 2005. The result of this forecast was multiplied with the projected
unincorporated population to generate a total building square feet estimate which was then
divided by the square feet per acre figure.

The results of these four methods were then averaged to generate an estimate of commercial
need for the time horizon of the plan. The commercial needs were estimated for 2010, 2015,
2020, 2025, as well as the horizon year of 2030. The acreage needs for each of these years are
(respectively) 6,400, 8,300, 10,000, 11,500, and 12,300 acres.

A second check of the commercial allocation need was performed based on the 1986
“Commercial Land Use Needs in Lee County” by Thomas Roberts, of Thomas Roberts and
- Associates. This study estimated 11,483 commercially developed acres by the year 2010. The
original study was based on a BEBR Mid-Range 2010 population of 499,500. In 1989 the
Board of County Commissioners revised its population projection and adopted the BEBR
High-Range number of 640,500. At that time Mr. Roberts was asked to adjust the commercial
needs figure. In a December 10, 1989 memorandum he proposed the following methodology
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to amend the previous projection. The pre-factored area of 11,483 acres was multiplied by
640,500/499,500, or 1.282, producing a new pre-factored area of 14,721 acres. He went on to
modify this figure with a safety factor and a flexibility factor. He did, however recommend
that because the higher population projection is being utilized, the safety factor should be
reduced to 5%. Doing the math produced a figure of 18,622 acres for the entire county, which
he recommended the County use.

Utilizing a like methodology, planning staff recalculated the future commercial needs. The
proposed population for this amendment is the BEBR Mid-Range number for 2030 of 979,000.
Rather than adjusting the commercial acreage by applying a safety and flex factor, this
update is utilizing the population with the added 25% safety factor applied. Adjusting the
original 11,483 acres by the population ratio 1.96 (979,000/499,500), produces a new pre-
factored figure of 22,506 acres. The safety buffer of 107,200 persons is equivalent to 2,465
acres to be applied to the wunincorporated  commercial allocation
(107,200/499,500"11,483=2,465+). To adjust the total commercial need to reflect the
unincorporated portion, the results for the total commercial and service employment sectors
of the 2030 traffic analysis zone (TAZ) model were applied. The TAZ model assigns 51% of
the commercial and service industry employment to the unincorporated areas of Lee County.
Assuming this percentage will also apply to the acreage needs, 51% of the 22,506 acres (11,478
acres) will need to be allocated to the unincorporated portion of the county. The safety
factor, based on allocated population, was calculated by applying the percent of population
in the unincorporated portion of the county (53%) to the county wide safety factor. This adds
an additional commercial allocation of 1,312 acres to the total commercial allocation need for
the unincorporated area of the county for an end result of 12,790.

The next aspect of the allocation of commercial acreage for the year 2030 is to disaggregate
the total need between the planning communities. Each community is not necessarily self-
supporting in its commercial needs therefore some areas may grow faster commercially than -
they do residentially and visa versa. The acreage is distributed by Plannmg Community
based on a number of measures:
1. Review existing allocations and compare to the existing commercial
development. ,
2. Generate and apply the four techniques described above at the Planning
Community level and apply to the projected population increase.
3. Compare the commercial acreage need to the available land supply w1thm each
community.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating commercial
acreage based on the existing development, approved developments, and areas designated
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for commercial development. The amount of vacant commercial zoning was also taken into
account in the disaggregation.

Industrial Use

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs and determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and may result in revisions
to the proposed allocations in this amendment to Table 1(b)..

Pending the completion of the current study, the previous study of Future Industrial needs
for Lee County, completed in August 1983 by Thomas H Roberts, will be used as the basis for
the new 2030 allocations. This study has been revised and modified over time. This study
and its revisions focused on how much land Lee County needed to designate on the Future
Land Use Map as industrial. However, The Lee Plan allows for limited commercial
development in industrially designated lands to support the surrounding industrial uses.
This means some uses that are envisioned to occur within these industrial areas will not be
inventoried as industrial. For example, a small deli with a customer base from a surrounding
industrial park will be inventoried as a commercial use even though it may be located within
an area designated as Industrial on the Future Land Use Map. Therefore, it was important to
further refine the accepted industrial study for the original allocation table adopted in 1998 as
part of the 1996 EAR Addendum amendments. While the revisions to the commercial needs
study considered building areas as well as acres, staff concluded that the appropriate unit of
measure for the industrial component of the 2030 allocations is acres. Much of Lee County’s
industrial uses occur out of doors such as concrete batch plants, lumber yards, and
distribution centers. These uses may require large areas of land but have minimal building
square footage.

The 1996 study update was revised to include the updated population projection for the year
2030. . , '

To accomplish this task, the original Thomas Roberts study was updated with the population
estimates for 2030 to determine the employment estimates needed to estimate acreages based
on the Industrial Need Study methodology.

Based on this population, Lee County’s industrial land need in 2030 will be 13,100 acres. This
is based on the BEBR 2030 population plus a safety buffer of 25% of the population growth
between 2005 and 2030. Using the same methodology described for determining the
commercial portion of Lee County’s total need, the unincorporated land area need for
industrial is estimated to be 6,630 acres. The dissemination of this allocation follows a similar
methodology as well. The areas most suitable for industrial uses were determined based on
access, zoning, Future Land Use Map (FLUM) designation, and environmental issues. The
location of industrial usés, while not limited to areas designated as Industrial Development,
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Industrial Interchange, Industrial Commercial Interchange, and Tradeport (formerly Airport
Commerce), are primarily located in these areas. The first step was to calculate how much
land in each planning community was designated in one of the above FLUM categories. An
additional analysis has been performed for the 2030 allocation table. For this review, the
existing allocations are also compared to the existing uses to determine if any communities
no longer have sufficient remaining acreage to attain the industrial uses accommodated by
the current table.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating industrial
acreage based on the existing development, approved developments, and areas des.i:gnated
for industrial development. The amount of vacant industrial zoning was also taken into
account in the disaggregation.

Parks and Public

The 2020 allocation table provides an estimate of public/quasi-public land as an informational
item, not as a regulatory number. The figure in the allocation table includes the expected
amount of not just park, school, and government services land, but also, public infrastructure
like roads and surface water management as well as quasi-public uses like religious facilities,
private golf courses, and non-profit civic associations. Publicly and privately owned and
dedicated conservation areas are also included in this category. The Planning Division Land
Use Inventory includes detailed information on these uses which have proved to be valuable
information. However, the original 2020 allocation methodology indicated that creating an
allocation for these uses could be limiting uses that are partly regulated in other sections of
the plan to ensure that sufficient land is available. These regulations promote more public
land not a cap on public land. Therefore, the updated allocation table proposal also includes
an informational/non-regulating estimate on public and quasi-public lands in the year 2030.

Active and Passive Agriculture

The current allocation table estimates agricultural uses in the year 2020. However, the
existing inventory of agricultural land exceeds this figure on the allocation table. It is
expected that, in an urbanizing county such as Lee County, over time agricultural uses will
be displaced with non-agricultural uses or in some instances purchased for conservation
purposes. However, it cannot be assumed that there will only be a reduction in the amount
of agricultural acreage in all areas .of the county. . While agricultural uses are displaced in
some areas of thé county they are expanding in other areas of the county primarily in the
areas designated as Rural and Density Reduction/Groundwater Resource. Therefore, the
acreage projections are used as 2030 estimates and not as a regulatory number that cannot be
exceeded or fallen below.
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Vacant Land

Similar to the agricultural uses, the amount of vacant land should also be expected to reduce
over time. Lands classified as a vacant use are only those with no structures and no other use.
For example, a vacant commercial building will still be classified as a commercial use and a
parcel used as open space with no building will be classified as Public Open Space.
Therefore, unlike, agricultural uses, vacant lands will not decline in one area and increase in
other areas, with the exception of some demolitions of condemned/damaged buildings and
also the occasional agricultural use which is abandoned and reverts back to vacant. For these
reasons, the allocation for vacant land is not a regulatory number.

Conservation Land :

The Conservation Allocation is also one that is impractical to regulate. The Lee County
works with other permitting agencies to enforce wetland regulations, however the final
responsibility falls to these agencies. If the county does not regulate this use, the acreage
allocations can not be regulatory. Staff, again, sees the merit of maintaining the database
inventory of these uses; however, the acreage figure in the allocation table is not regulatory.

B. CONCLUSIONS

The allocations for the three regulatory aspects of Table 1(b) have been updated to
accommodate the projected population through the year 2030. The proposed allocations are
based on historical trends, land availability, existing approvals through plats, planned
developments, and conventional zoning. The allocations accommodate the existing
development and expected development (Attachment 4).

C. STAFF RECOMMENDATION , ,

Planning staff recommends that the Board of County Commissioners transmit this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Future
Land Use Map 16 is to be revised to reflect changes in the municipal boundaries and Table
1(b) is to be updated to accommodate a population of 979,000 in the year 2030.
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PART HI - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. November 27, 2006

A. LOCAL PLANNING AGENCY REVIEW
Planning Staff presented an overview of the methodology used to generate the acreage
totals for each of the regulatory categories of Table 1(b) (residential, commercial, and
industrial). It was also stated that changes to the Planning Community Map were
minimal only reflecting areas that have been annexed into one of the five municipalities.
An amendment to the map was considered separately to move the boundary between the
San Carlos and the Estero Planning Communities west of US 41.

Staff was asked if any of the existing allocations for the Year 2020 have been exceeded.
Staff responded that there are a few instances where this situation has occurred with the
residential allocations. The total residential allocation on Table 1(b) has not been
exceeded in any Planning Community, only the allocations for Future Land Use
Designations within the Planning Community. Additionally, no Commercial or
Industrial allocations have been exceeded. The question was also asked how the non-
regulatory allocation for public uses determined. Staff responded that the inventory for
these uses was summed by planning community and also public uses in approved
(unbuilt) developments were considered. Staff clarified that the public allocation not only
includes lands for parks, schools, emergency services, public buildings, and conservation
upland areas, but also, open space within developments, rights-of-way, golf courses, and
water management areas. Concerns were raised regarding the use of the BEBR mid-range
population projections followed. One LPA member favored a resource-based population
projection that would take into consideration what population could be supported by
existing resources such as the availability of potable water. The second concern was that
the BEBR projections have under estimated the population in the past. Staff clarified that
the BEBR projections are the source that is accepted by the DCA for basing the
comprehensive plan. Local governments are allowed to create their own methodology
which must be accepted by DCA.

Two members of the public spoke in support of this amendment.

A motion was made and seconded to recommend the Board of County Commissioners
transmit this amendment to the Department of Community Affairs.
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B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT

SUMMARY

1. RECOMMENDATION: LPA Recommends that the Board of County Commissioners
transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

findings of fact made by staff.

C. VOTE:
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NOEL ANDRESS
DEREK BURR

RONALD INGE

CARLETON RYFFEL
RAYMOND SCHUMANN, ESQ
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AYE
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PART IV - BOARD OF COUNTY_ COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: December 13, 2006

'A. BOARD REVIEW:

Staff made a brief introduction for the amendment and stated the staff and Local Planning
Agency recommendation was to transmit this amendment. Staff stated that this was a
technical amendment that was needed to make the plan internally consistent by
advancing the time horizon of the Future Land Use Map series and land use allocation
table (Table 1(b)) to the year 2030. Staff stated that no methodology changes were
proposed from what has been previously accepted. Also, the new population projections
are those set by the University of Florida Bureau of Economic and Business Research
(BEBR). Staff informed the board that the only changes to the Planning Communities
boundaries (MAP 16) were made to reflect the annexations by the local municipalities.

The hearing was opened for public comment. The first 2 speakers spoke against
transmitting this amendment based on the Buckingham Planning Community allocations.
Both speakers were concerned with the increase in allocated acres for the commercial and
industrial uses in this community. One speaker was also concerned with a change in the
map to exclude the property from the Buckingham Planning Community. The next
speaker asked that there be a differentiation in the Fort Myers Shores planning
community between the Caloosahatchee Shores and Palm Beach Boulevard Communities.
This speaker acknowledged that the creation of smaller areas could cause allocation
problems but felt the issue needed attention. Three more speakers then spoke against the
transmittal of this amendment based on Buckingham allocation and boundary issues. The
representative of Buckingham Villages then spoke in favor of the amendment and
clarified that the Planning Community Boundary was not going to change to exclude this
project from the Planning Community. He also stated that this property was not in the
Buckingham Preserve area. He also stated that the current allocations are nearly used up
and need to be revised to allow additional growth through the year 2030. The next
speaker to address the Board was the legal representative of the Buckingham
Conservancy. She stated that the vision for the Buckingham Planning Community was
that the commercial needs of the Buckingham Community Preserve Area would be met
outside of the community preserve area. She asked that no more commercial allocation
be added to the Buckingham Planning Community. She also stated that two planning -
efforts were ongoing, one for the Lehigh Community and one for the Buckingham
Community and that these plans should be completed before changes to the allocations
are made. This speaker was then followed by a final Buckingham resident asking that
changes to the allocation table be “forestalled” until the Buckingham community
planning effort has an opportunity to address this issue. The final speaker was also
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representing the Buckingham Villages project and stated that this property was not
located in the Buckingham Rural Preserve Area. He stated that this project was in an
urban category (Urban Community). He asked that the proposed amendments to the
allocation table be transmitted.

The Board then asked the staff to respond to the public comment. Staff responded with a
history of the Allocation Table, Table 1(b), including the point that the methodology used
in the current update was not changed from what had been previously approved by the
- state. Staff stated that if the allocation table is not updated to reflect the new population
projection that the Lee Plan would not be consistent with other elements of the plan.

The Board asked for clarification that the intent of this application was more to allow 10
more years of growth and not to change any allowable uses or change intensities and
densities. Staff confirmed this was a timing mechanism tied to the adopted Future Land
Use Map. The issue of when is the appropriate time to review a project for compliance
with the allocation table was discussed. The Board discussed whether that should be at
the rezoning stage or as it is now done at the development order stage of approval. One
Board member stated that when a project receives a zoning change, it does not have a
development order approval and that there is no guarantee that the project will be built.
The Board member asked if this re-allocation amendment could be put off one year. Staff
stated that this amendment was needed to maintain consistency and also that the current
allocation was based on a projected population of 602,000 (653,000 with the buffer) and
that the current population of Lee County was 585,000. A motion was made to transmit
the amendment with no changes to the Buckingham Planning Community commercial
and industrial allocations. It was clarified that the staff should work on these allocations
prior to the adoption hearing. This motion was approved and then revisited to include
not changing residential allocation in the Buckingham Planning Community. The
amended motion was also approved.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board made a motion to transmit this'amendment with no
changes to the commercial and industrial allocations for the Buckingham Planning
Community. This motion was seconded and approved unanimously. Following the
motion, the item was revisited to include not changing the residential allocations in the
Buckingham Planning Community and for staff to work with the communities to
revise the Buckingham Planning Community allocations prior to the adoption hearing.
The motion was approved unanimously.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the
findings of facts as advanced by the staff report with the added finding that the
allocations for the Buckingham Planning Community were premature and that staff
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should work with the ongoing planning efforts in the Buckingham area to address this
issue and work on revisions to these allocations.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
BOB JANES - TAYE
) 'RAY JUDAH AYE
FRANKLIN B. MANN AYE

D. STAFF DISCUSSION:
Following the transmittal hearing, staff revised the allocation table (Table 1(b)) to revert
the Buckingham Planning Community allocations for commercial, industrial, and
residential back to the existing 2020 allocations. Staff did maintain the overall acreage
allocation to equal the total unincorporated parcel acreage in the community. The total
acreage had changed due to annexations and new subdivisions. Attachments 2 and 4
reflect the changes to the allocation tables as directed by the BoCC.
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: March 2, 2007

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS
The Department of Community Affairs has raised objections to proposed amendment
CPA2005-00026. The DCA objections are reproduced below.

OBJECTION:

“The County is proposing to change the horizon year of the County’s plan from 2020 to 2030.
Howeuver, the update does not include a Future Land use Map for the planning period of 2030. While
the land use allocation table (Table (I)b., for the planning communities is labeled 2030, the associated
planning community’s overlay map (Map 16) is not labeled as such. Pursuant to Chapter
163.3177(5)(a), Florida Statutes, and Rule 9]-5.005(4), each local government comprehensive plan
- must include at least two planning periods, one covering at least the first five-year period subsequent
to the plan’s adoption or the adoption of the EAR- based amendments and one for at least a 10-year
period. The County has chosen to adopt a long term planning period of 2030 which the Future Land
Use and Future Transportation maps should reflect. In addition, while the future land use for the
planning communities are allocated based on the projected population of each planning community,
the population figures upon which the allocations are based are not stated. [Chapter 163.3177(5)(a),
(6)(a) F.S; 9]-5.005(4), 9]-5.005(2)(a), (c), & (e) and 9]- 5.006(4)(b), FAC]” -

Recommendation: “Revise the amendment to include a Future Land Use Map for the next planning
timeframe. The planning timeframe should be clearly stated on the map. In addition, include a Future
Land Use map series that covers all the relevant future conditions such as the location of existing and
planned potable water wells and wellhead protection areas and wetlands, etc. As a part of the data and .
analysis, include a table of the population distribution for the planning communities upon which the
projected land use allocations are based.”

B. STAFF RESPONSE

The DCA has objected to the omission of the date of the planning horizon year from the
'Future Land Use Map/Map Series. Staff has added a line to the title of the Future Land Use
Map which states “Refer to Map 16 and Table 1(b) for Year 2030 Land Use Allocations”, as
well as a note to the Future Land Use Map (note 4) which states “The Year 2030 Planning
Communities Map and Acreage Allocation Table (see Map 16 and Table 1(b) and Policies
- 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and location of generalized land
uses for the year 2030. Acreage totals are provided for land in each Planning Community in
unincorporated Lee County” (attachment 5). The Planning Community Map has been
revised to include “YEAR 2030” in the title (LEE COUNTY YEAR 2030 PLANNING
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COMMUNITIES) as well as adding the note “The Planning Communities Map and Acreage
Allocation Table (see Table 1(b) and Policies 1.1.1 and 2.2.2) depict the proposed distribution,
- extent, and location of generalized land uses for the year 2030” (attachment 1 page 2). The
DCA also stated the population figures used to determine the planning community
allocations are not stated and recommends that. a table be added to include these figures.
Planning staff has modified Table 1(b) to include this information for each Planning
Community (attachment 6).

The DCA made additional recommendations not specifically mentioned in the objection. The
recommendation is to cover all of the relevant future conditions such as location of existing
and planned potable water wells and wellhead protection areas and wetlands, etc on the
Future Land Use map series. This information is currently on the map series. The Future
Land Use Map includes wetlands on Map 1 as separate Future Land Use designations.
There are two wetland categories, “Wetlands” and “Conservation Lands — Wetlands”
depicted on the map. Map 8 of the Lee Plan map series is the Potable Wellfield Cones of
Influence Map which shows the existing and permitted future wells in Lee County and the
wellfield protection zones. A revised Map 8 is included to show the current Cones of
Influence and existing and permitted future wells (attachment 7).

Staff has also made revisions to the proposed Year 2030 allocations due to additional
development information provided after the transmittal hearing that highlighted where
refinements could be made in the allocation table. Additionally, at the transmittal hearing,
the Board of County Commissioners directed staff to not transmit changes in the Buckingham
Planning Community and to relook at this area prior to the adoption hearing.

EMERGING TRENDS

Since interest in the Alva area has increased in recent years, staff proposed an increase in the
acreage allocations in the Alva Planning Community including the DRGR area. Indications
are clear that future development is coming to the Alva area and staff reflected this by
proposing increases in the residential allocations — 15 additional acres to the Outlying
Suburban category, 581 additional acres to the Rural category, 75 additional acres to the
Open Lands category, and 560 additional acres to the DRGR category. In December of 2004, -
a development order (DO) application was submitted to Lee County for a project in Alva in
an area designated as Density Reduction/Groundwater Resource (DRGR). This application
has expired due to inactivity on the part of the applicant and was not active while staff was
preparing the proposed 2030 allocations. On January 11, 2007, a new application for the same
property was filed. The proposed DO covers 1727.29 acres including 731.51 acres of
residential lots, of which, 662 acres are in an area designated DRGR. Staff has concluded that
this application exceeds both the existing 2020 residential acreage allocation for DRGR in the
Alva Planning Community and the proposed 2030 acreage allocation. Therefore, there is an
insufficient allocation for this DO to be approved. Originally, this amendment proposed an
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increase of 560 acres in the Alva residential DRGR allocation bringing the total allocation to

600 acres. However, to accommodate this proposed development the total allocation needed

is 711 acres (49 existing acres + 662 acres). Without a Development Order application, staff

was not certain how much residential land would be required in the DRGR category and
originally felt the proposed 600 acre allocation would be adequate. When the new DO was

submitted in January 2007, it was clear that an increase in this area was required. Therefore,

staff is recommending the allocation for residential acres in the DRGR category in Alva be

increased to 711 acres.

Also, to properly reflect the population accommodation, staff is adjusting the net unit per
acre assumption (nupa) from .1 nupa to .23 nupa to reflect this proposal. Existing
development in the Alva DRGR area is closer to .29 units per net residential acre. Staff is
comfortable with this assumption change since nearly all of the remaining undeveloped land
in the DRGR area has not been split into smaller tracts of land. The entire area is currently
held by 16 interests. This ownership pattern allows for projects to more easily cluster units
on smaller than 10 acres lots and create common preserve areas while still maintaining a
gross residential density of one unit per ten acres. The result of these changes is an increase
in the population accommodation of 232 people. The original allocation recommendation for
the Alva Community evaluated the historic growth trends and this included an estimate of
future units. This evaluation estimated that by 2030 there would be 2,134 units in the Alva
Planning Community. Since the historic development in the Alva area classified as DRGR
was in the pattern of 2 to 20 acre tracts and not the pattern currently being developed in Lee
County, staff was hesitant to allocate an additional 610 acres to accommodate .the trended
unit estimate at the density of 1 unit per 10 net acres. It was acknowledged that current
development patterns demonstrate the most likely development scenario will be a rural
subdivision with preserve areas, common elements and buffers that, when included with the
residential lots, yielding a gross density of 1 unit per 10 acres but the net density will be
lower. Since staff has available proposed developments to consider, the revised
recommendation includes a more realistic nupa assumption. With this revised assumption,
the previous recommended allocations will exceed the trended unit count and adding the
additional 111 acres to the DRGR further raises the number of units accommodated by the
allocations.

To reach the target number of units the revised allocations reduce the number of residential
acres in the Rural Future Land Use Category from 2,000 to 1,948, which reduced the available
allocation from 581 additional acres to 529 additional residential acres for the Rural
allocation. With these adjustments to the allocation table and underlying assumptions, the
accommodated population in the Alva Planning Community is increased by 145 people.
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BUCKINGHAM PLANNING COMMUNITY

The Board of County Commissioners did not transmit Table 1(b) as proposed by staff. At the
hearing, members from the Buckingham Community Planning Group requested that no
changes in the allocation table be made to. the Buckingham Planning Community to allow
them time to update their community plan. Based on this input, staff was instructed to
transmit no changes to the allocations in the Buckingham Planning Community. This change
resulted in the accommodated population being reduced by 1,230. Staff was instructed to
look for a resolution for this issue prior to the adoption hearing for this amendment. The
Buckingham Planning Panel is in the process of updating their community plan. They are
working to schedule a meeting between the chairman of their group and the chairman of the
Lehigh Acres Planning Panel to discuss how the two plans can address transitioning between
rural Buckingham and a more urban Lehigh Acres. The Buckingham Plan Update and the
Lehigh Acres Community Plan are both expected to be completed by September 2007.

In the interim, staff has taken a close look at the development within lands designated Urban
Community in the Buckingham Planning Community, see Lee Plan Map 16. This is the area
north, west, and south of Buckingham Road. It consists of portions of the Buckingham Park- -
South Section plat and the resubdivision of Block B, Buckingham Park-Northwest Section
replat. This area is not within the Buckingham Planning Area as depicted on Map 1 page 2 of
the Future Land Use Map Series. The “South Section” is primarily vacant and under
common ownership. There are 5 developed parcels in this area under separate ownership
which are already developed with residential uses and a house of worship. The replat of
Block B, in the “Northwest Section”, is a subdivision of smaller % acrex lots.  This
subdivision is 210 total acres with less than 140 acres contained in platted lots. The
remaining land is either road rights-of-way or a dedicated drainage canal. There are
currently 41 acres of residential use inventoried in this subdivision and the trend since 1996
has been nearly 3.5 acres of new residential uses each year. Also, based on outstanding
residential permits this trend will continue at least for this year as well. Accommodating this
trend in the construction activity for this subdivision requires an increase in the residential
allocation in the Buckingham Community for the Urban Community category from the
existing 51 acres to 135 acres. While the “South Section” area may be transitioning from the
current 1953 plat to a more contemporary style of development, the replat of “Block B” is
well established and not expected to change.  Therefore, staff recommends that the
Allocation table reflect an amount of development that is anticipated in the existing active
development by the year 2030. Staff also contacted a representative of the major property
owner in the Buckingham Park-South Section plat who stated they would waif to comment
until the final staff report was issued.

Staff was also directed to not transmit any changes to the commercial component in the
Buckingham Planning Community. Since the allocation is required to demonstrate how Lee
County will accommodate the anticipated growth through the time horizon of the plan, staff
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is recommending that the commercial allocation only be increased to provide for the same
~ level of commercial uses per resident as is currently allowed by the allocation table. In the
Buckingham Planning Community, the adopted Table 1(b) allocates 3.5 acres of commercial
uses per 1,000 in population. Using this standard, to accommodate the additional 10 years
included in the updated planning horizon, the recommended total commercial allocation is
21 acres. This allocation will not override any limitations on commercial development within
the Buckingham Community Planning area. The fact that the Buckingham Planning
Community is not the same as the boundary for the Buckingham Community Plan has been a
point of misunderstanding. The Planning Community boundaries were established in 1997.
The Lehigh CRA was still active and the CRA boundary was being used to define the area for
the Lehigh Commercial Land Use Study. There was a gap between the CRA boundary and
the Buckingham Preserve boundary. This area, on the north side of Buckingham Raod, was
assigned to the Buckingham Planning Community

As directed, staff did not transmit any changes to the Industrial allocation and only changed
the non-regulated allocations to reflect changes in existing conditions, such as the annexation
of agricultural lands into the City of Fort Myers and the purchase of properties through the
Conservation 20/20 program. Since there is currently no industrial uses within the
Buckingham Planning Community staff does not recommend changing the industrial acreage
allocation from the 5 acres that was adopted in Table 1(b) for the year 2020.

ADJUSTMENTS TO BALANCE CHANGES

The changes made to the allocations in the Buckingham Planning Community mandate
changes in other communities to accommodate the residential, commercial, and industrial
needs of the unincorporated area of Lee County. A portion of the residential need was met
by the changes to the Alva Planning Community discussed above. However, there is a
remaining population accommodation gap of 273 people. Since development patterns show
that the next areas expected to grow are East and North, staff reassessed the allocations in
these Planning Communities. The two areas that stood out as having tight allocations were
Fort Myers Shores in the Central Urban category and North Fort Myers in the Intensive
Development category.

The current Table 1(b) proposal for the Central Urban residential allocation in the Fort Myers
Shores Planning Community is 210 acres, an increase of 2 acres from the adopted allocation.
There are currently 194 acres of residential use in this area which equates to an available
acreage allocation of 16 acres. There are 178 acres of undeveloped uplands in the Fort Myers
Shores Planning Community designated Central Urban. The area in question is near the
interchange of I-75 and SR 80 and much of this vacant land is expected to develop with non-
residential uses. -However, increasing the residential allocation to 225 acres does not seem
unreasonable. This will increase the population accommodation by 184 people. One change
made to Table 1(b) that has no affect on the population accommodation is the removal of the

STAFF REPORT FOR May 16, 2007
CPA2005-00026 : Page 25 of 30



residential allocation from the General Commercial Interchange category and adding it to the
Urban Community category. This change is done to reflect the redesignation of the northeast
quadrant of the I-75/SR 80 interchange. There are 23 existing units in this area at a similar
density to what is assumed for the Urban Community category.

The current Table 1(b) proposal for the Intensive Development residential allocation in the
North Fort Myers Planning Community is 360 acres, a decrease of 11 acres from the adopted
allocation. There are currently 304 acres of residential use in this area which equates to an
available acreage allocation of 56 acres. There are 213 acres of undeveloped uplands in the
North Fort Myers Planning Community designated Intensive Development. The area in
question is along the US 41, Business 41, and Hancock Bridge Pkwy corridors and much of
this vacant land is expected to develop with non-residential uses. There has been a trend to
develop river view residential in this area and increasing the residential allocation by 5 acres
form the current proposal does not seem unreasonable. This will increase the population
accommodation by 89 people.

The commercial allocations also need to be adjusted to accommodate the development the
original proposal had assumed would occur in the Buckingham Planning Community. As
stated, development patterns in Lee County appear to be moving north and east. Therefore
staff recommends splitting the 24 commercial acres evenly between the planning
communities of Lehigh, Fort Myers Shores, and North Fort Myers. This will increase each of
these communities’ commercial allocation for the year 2030 by 8 acres over the originally
proposed Table 1(b).

Staff recommends a similar approach in reallocatmg the industrial acres no longer assigned -

to the Buckingham Planning Community. However, since the Fort Myers Shores Planning
Community already has a comparatively large industrial allocation proposed, the industrial
allocation surplus is recommended to be evenly split between the Lehigh Planning
Community and the North Fort Myers Planning Community giving each of these
communities an additional 5 acres of industrial allocation through the year 2030. -

PROPOSED SUB-OUTLYING SUBURBAN CATEGORY

The final allocation table refinement to be addressed are the changes needed to recognize the
creation of the proposed Sub-Outlying Suburban Future Land Use Category as transmitted to
the DCA in this amendment cycle (CPA2005-00040). This amendment affects 5 Planning
Communities, Bayshore, Buckingham, Fort Myers Shores, North Fort Myers, and San Carlos.
Three of these communities simply require the existing “Outlying Suburban” residential
allocation be moved to a new “Sub-Outlying Suburban” category on Table 1(b). In the
planning communities of Bayshore, Buckingham, and San Carlos, all of the land currently
designated “Outlying Suburban” is proposed to be redesignated “Sub-Outlying Suburban”.
Staff recommends that these allocations be moved on Table 1(b) accordingly.
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The Planning Communities of North Fort Myers and Fort Myers Shores will now have both
the Outlying Suburban and Sub-Outlying Suburban designations. The change on the land
use map in the Fort Myers Shores Planning Community creates a situation where there will
be one property (75 acres) remaining in the Outlying Suburban Land Use category. This
particular property was the subject of a rezoning request that was ultimately withdrawn and
the status of this property is not known at this time. Staff has calculated the amount of land
intended for residential use in the areas to be reclassified “Sub-Outlying Suburban” that are
already within an approved development. Based on this review, staff has concluded that
typically less than 50% of a single family project’s total land area will be inventoried as
residential. The remaining land is used for ROW, recreation areas, and open space. With no
better examples to base the expected development in the remaining Outlying Suburban than
those that surround it, staff recommends that 40 acres remain for the residential allocation
for Outlying Suburban which will accommodate a maximum of 225 units. The residential
allocation required to accommodate all of the projects approved in the Sub-Outlying
Suburban area is 346 acres. These projects are either in the DO process or have begun
developing. Staff recommends a residential allocation of 367 acres for the Sub-Outlying
Suburban category in the Fort Myers Shores Planning Community.

The North Fort Myers Planning Community residential allocation for Outlying Suburban
category must also be split to acknowledge the proposed Sub-Outlying Suburban category.
Two developments exist in the area to remain in the Outlying Suburban category, the
Lakeville subdivision and Herons Glen. Herons Glen accounts for the largest portion of the
area in this land use category in North Fort Myers. From the master concept plan for Herons
Glen, staff determined that the residential portion of this development is 360 acres. The
Lakeville subdivision is not quite 50% built out and has not had much building activity in the
past 10 years. The recommendation is to maintain a residential allocation of 382 acres for the
Outlying Suburban category in the North Fort Myers Planning Community. The area in
North Fort Myers that is proposed to be reclassified as Sub-Outlying Suburban is much
different than the other areas discussed in this report. This area is more rural in nature than
the planned developments previously discussed. This area has larger lots and less common
areas than the planned developments and therefore, the net residential density is much
lower, closer to 1.3 units per acre. This area has not been a rapid growth area in the past and
its location between Pondella Rd and Pine Island Rd may keep this area from rapidly
changing. In 2004 nearly 200 acres in this area was annexed into the City of Cape Coral. For
these reasons, staff recommends that 140 acres be allocated for residential development in the
Sub-Outlying Suburban category in the North Fort Myers Planning Community.
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C. STAFF RECOMMENDATION:

Planning staff recommends that the Board of County Commissioners adopt this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Included
in this amendment are a revised Future Land Use Map Series Map 16 with the added note
and reference to the year 2030, a revised Table 1(b) with additional revisions to the Alva,
Bayshore, Buckingham, Lehigh, Fort Myers Shores, North Fort Myers, and San Carlos
Planning Communities, a revised Future Land Use Map Series Map 1 Page 1 with the new
note 4, and a revised Future Land Use Map Series Map 8 as updated to reflect current
conditions.
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: May 16, 2007

A. BOARD REVIEW: This amendment was scheduled on the administrative agenda. Staff
made a short presentation of this amendment. This presentation included a discussion of
the reallocation of uses based on the board direction at the transmittal hearing to revisit
the Buckingham Planning Community allocations. The new recommendation was to
accommodate no additional growth in the Buckingham Planning Community within the
Buckingham Community Planning area and to allocate only enough additional growth in
the area area to accommodate the existing platted lots in the Buckingham Park
subdivision. The remaining growth accommodated by staff's original recommendation
was reallocated to neighboring planning communities. Staff also summarized changes in
the recommendation that were made to acknowledge the change of 131 acres from
“Outlying Suburban” to the new “Sub-Outlying Suburban” Future Land Use category
that was the subject of CPA2005-00040.

Staff was asked if the proposed recommendation would make the Buckingham citizens
“comfortable”. Staff responded that they had spoken with interested parties from the
Buckingham Community and the representative of the major property owner of the land
not in the Rural Preserve but still in the Buckingham Planning Community and tried to
address their concerns and still allow for an additional 10 years of population growth.
Representatives from the Buckingham Community Planning Panel informed staff they
would be communicating with the Lehigh Community Planning Group to arrange a
meeting to discuss how to address the lands lying between the two community planning
areas.

The discussion was then opened for public comment. Twelve residents of Buckingham
addressed the board and asked that the allocations in the Buckingham Planning
Community not be changed from the 2020 allocation table. One person representing a
property owner in the Urban Community area of the Buckingham Planning Community,
outside of the Buckingham Community Planning Area, asked that the allocations be
transmitted as recommended by staff.

The discussion by the board focused on the Buckingham Planning Community
allocations. It was stated that making changes before the community plan was completed
was premature. The Board voted to adopt the proposed text and map amendment as
recommended by staff with one change being that no changes to the Buckingham
Planning Community Allocations be made at this time.
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2

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board of County Commissioners adopted the proposed plan and text
amendment not including the changes proposed to the Buckingham Planning Community
allocations with the exception of the conversion of the “Outlying Suburban” allocation to a

“Sub-Outlying Suburban” allocation.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board of County

Commissioners accepted the facts advanced by staff and the LPA.

C. VOTE:
A.BRIAN BIGELOW
TAMMARA HALL
BOB JANES
RAY JUDAH
FRANKLIN B. MANN
STAFF REPORT FOR
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Amendments to Tablel(b) and Map 16

The existing allocation table and map have been amended periodically since it was adopted.

PAM/T 98-07 - This amendment created a new Future Land Use Map designation
“Mixed Use Interchange” and amended the allocation to reflect this change.

PAB 99-20-M/T - This amendment created 2 new planning communities to
acknowledge the incorporation of the City of Bonita Springs and the Community Plan
for the Bayshore community. While community plans are not required to follow
planning community lines, the Bayshore Community Plan was split between the Alva
and North Fort Myers Planning Communities. It made sense to establish a Bayshore
Planning Community. Other changes to the map reflected Future Land Use Map
changes adopted after the creation of the Planning Communities Map. These changes
included the expansion of the “Airport” category, a change from Industrial to Open
Lands (reflecting existing uses), and a change from DRGR to Urban Community based
on the adopted Lehigh Commercial Study. These changes primarily impacted the
Southeast Lee County Planning Community where Future Urban land use categories
typically did not exist. This amendment also made changes to the allocation table based
on these changes and to reflect changes in development patterns such as the 1,600 unit
reduction in the Brooks’ DRI approval. This amendment followed the MPO Traffic
Analysis Zonal Data project. This helped staff refine existing uses at the TAZ level and
identified areas where the existing allocation was excessive and where the allocation
would not accommodate anticipated growth. These changes were primarily shifting
residential acreages from one Future Land Use Categories to another within the same
Planning Community and did not change the population accommodation within the
Planning Community.

CPA2002-00006 — This amendment corrected an oversight from the 1999 amendment
where the Bayshore Community was split from the Alva and North Fort Myers
Community. Inadvertently, the entire allocation of Outlying Suburban had been shifted
to the Bayshore Community while there was still a 172 acre portion of Alva designated
Outlying Suburban.

CPA2004-00015 — This amendment was required to address changes in the Fort Myers
Shores Planning Community due to the adoption of the Caloosahatchee Shores
Community Plan. This plan redesignated lands from Rural and Suburban to Outlying
Suburban. Since no Outlying Suburban designation previously existed in the Fort
Myers Shores Planning Community, there was no allocation for residential uses in
Outlying Suburban. This amendment made changes to the residential acreage
allocations between the Future Land Use Categories but did not alter the overall
population accommodation of the Fort Myers Shores Planning Community.

ATTACHMENT 3 FOR November 14, 2006
CPA2005-00026 Page 1 of 1
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LEE COUNTY ORDINANCE NO. 07-13
(Update BEBR Population Projections)
(CPA2005-26)

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE

PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY

ORDINANCE NO. 89-02, AS AMENDED, SOAS TO ADOPT AMENDMENT

CPA2005-26 (PERTAINING TO THE BEBR POPULATION PROJECTION

AND MAPS 8 AND 16 UPDATE) APPROVED DURING THE COUNTY'S

2005/2006 REGULAR COMPREHENSIVE PLAN AMENDMENT CYCLE;

PROVIDING FOR AMENDMENTS TO ADOPTED TEXT AND MAPS;

PURPOSE AND SHORT TITLE; LEGAL EFFECT OF “THE LEE PLAN”;

GEOGRAPHICAL APPLICABILITY; SEVERABILITY, CODIFICATION,

SCRIVENER’S ERRORS, AND AN EFFECTIVE DATE.

WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) Policy 2.4.1. and
Chapter XIlI, provides for adoption of amendments to the Plan in compliance with State
statutes and in accordance with administrative procedures adopted by the Board of County
Commissioners (“Board”); and,

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and
Lee County Administrative Code AC-13-6 provide an opportunity for the public to
participate in the plan amendment public hearing process; and,

WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing
on the proposed amendment in accordance with Florida Statutes and the Lee County
Administrative Code on November 27, 2006; and,

WHEREAS, the Board held a public hearing for the transmittal of the proposed
amendment on December 13, 2006. At that hearing, the Board approved a motion to
send, and did later send, proposed amendment CPA2006-26 pertaining to the BEBR

Population Projection Update and the revisions to Map 16 to the Florida Department of

Community Affairs (“DCA") for review and comment; and,

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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WHEREAS, at the December 13, 2006 meeting, the Board announced its intention
to hold a public hearing after the receipt of DCA'’s written comments commonly referred to
as the “ORC Report.” DCA issued their ORC report on March 2, 2007; and,

WHEREAS, the Board held public hearings on the adoption of the proposed
amendment to the Lee Plan on April 11 and May 16, 2007; and,

WHEREAS, on May 16, 2007, the Board addpted the proposed amendment to the
Lee Plan set forth herein. | '

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT:

SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance with
Chapter 163, Part lI, Florida Statutes, and with Lee County Administrative Code AC-13-6,
conducted public hearings to review proposed amendments to the Lee Plan. The purpose
of thié ordinance is to adopt the amendments to the Lee Plan discussed at those meetings
and approved by a majority of the Board of County Commissioners. The short title and
proper reference for the Lee County Comprehensive Land Use Plan, as hereby amended,
will continue to be the “Lee Plan.” This amending ordinance may be referred to as the
“2005/2006 Regular Comprehensive Plan Amendment Cycle CPA2005-26 BEBR
Population Projection and Map 16 Update Ordinance.”

SECTION _TWO: ADOPTION OF LEE COUNTY'S 2005/2006 REGULAR

COMPREHENSIVE PLAN AMENDMENT CYCLE

The Lee County Board of County Commissioners amends the existing Lee Plan,
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, as

revised by the Board on April 11, 2007, known as CPA2005-26. CPA2005-26 amends the

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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Lee Plan to update the BEBR Population projections aﬁd amends Map 16 to reflect current
City boundaries.

The corresponding Staff Reports and Analysis, along with all attachments for this
amendment are adopted as “Support Documentation” for the Lee Plan.

SEQTION THREE: LEGAL EFFECT OF THE "LEE PLAN"

No public or private development will be permitted except in conformity with the Lee
Plan. All land development regulations and land development orders must be consistent
with the Lee Plan as amended.

SECTION FOUR: GEOGRAPHIC APPLICABILITY

The Lee Plan is applicable throughout the unincorporated area of Lee County,
Florida, except in those unincorporated areas included in joint orinterlocal agreements with
other local governments that specifically provide otherwise.

SECTION FIVE: SEVERABILITY

The provisions of this ordinance are severable and it is the intention of the Board
of County Commissioners of Lee County, Florida, to confer the whole or any part of the
powers herein provided. If any of the provisions of this ordinance are held unconstitutional
by a court of competent jurisdiction, the decision of that court will not affect or impair the
remaining provisions of this ordinance. It is hereby declared to be the legislative intent of
the Board that this ordinance would have been adopted had the unconstitutional provisions

not been included therein. ' | .

SECTION SIX: INCLUSION IN CODE, CODIFICATION, SCRIVENERS' ERROR
It is the intention of the Board of County Commissioners that the provisions of this
ordinance will become and be made a part of the Lee County Code. Sections of this

ordinance may be renumbered or relettered and the word “ordinance” may be changed to

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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“section,” “articlé," orother appropriate word or phrase in order to accomplish this intention;
and regardless of whetherinclusion in the code is accomplished, sections of this ordinance
may be renumbered or relettered. The correction of typographical errors that do not affect
the intent, may be authorized by the County Manager, or his or her designee, without need
of public hearing, by filing a corrected or recodified copy with the Clerk of the Circuit Court.

SECTION SEVEN: EFFECTIVE DATE

The plan amendments adopted herein are not effective until a final order is issued .

by the DCA or Administrative Commission finding the amendment in compliance with
Section 163.3184, Florida Statutes, whichever occurs earlier. No development orders,
development permits, or land uses dependent on this amendment may be issued or
commence before the amendment has become effective. If a final order of noncompliance
is issued by the Administration Commission, this amendment may nevertheless be made

effective by adoption of a resolution affirming its effective status. A copy of such resolution

will be sent to the DCA, Bureau of Local Planning, 2555 Shumard Oak Boulevard,

Tallahassee, Florida 32399-2100.
THE FOREGOING ORDINANCE was offered by Commissioner Judah, who moved

its adoption. The motion was seconded by Commissioner Hall. The vote was as follows:

Robert P. Janes Aye
Brian Bigelow Aye
Ray Judah - Aye
Tammy Hall Aye
Frank Mann Aye

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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DONE AND ADOPTED this 16" day of May 2007.

ATTEST: LEE COUNTY
CHARLIE GREEN, CLERK BOARD OF COUNTY COMMISSIONERS ..
BY:__JNasnet. Wedaon BY: m'w Ooole”

Deputy Clerk Robert PUaféds, Chair

LmeNRAY

DATE: 5-16-07

oved as to form by:

M A’/MLL&}‘-@\_/

DonnaiMarie Collins
County Attorney’s Office

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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LeeClerk:ors

CHARLIE GREEN: CLERK OF COURT

STATE OF FLORIDA

COUNTY OF LEE

[ Charlie Green, Clerk of Circuit Court, Lee County, Florida, and ex-Officio Clerk of the Board
of County Commissioners, Lee County, Florida, do hereby certify that the above and foregoing,
is a true and correct copy of Ordinance No. 07-13, adopted by the Board of Lee County
Commissioners, at their meeting held on the 16th day of May, 2007 and same filed in the
Clerk's Office.

Given under my hand and seal, at Fort Myers, Florida, this 21st day of May 2007.

CHARLIE GREEN,
Clerk of Circuit Court
Lee County, Florida

By:

Deputy Clerk

Finance & Records Dept. Minutes Office - P.O. Box 2469, Fort Myers, FL 33902
Phone: (239) 335-2328 | Fax: (239) 335-2938
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| CPA2005-26
LANDUSE ACREAGE ALLOCATIONS
'PUBLICLY INITIATED
AMENDMENT
TO THE

LEE COUNTY COMPREHENSIVE PLAN

THE LEE PLAN

Publicly Initiated Application
and Lee County Staff Analysis

BoCC Public Hearing Document
~ for the
April 11* Adoption Hearing

Lee County Planning Division -
‘1500 Monroe Street
- P.O. Box 398
Fort Myers, FL. 33902-0398
(239) 479-8585

March 4, 2007




LEE COUNTY
DIVISION OF PLANNING
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PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1, APPLICANT/REPRESENTITIVE:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DCD/DIVISION OF PLANNING

2. REQUEST: Amend Future Land Use Element Policies: 1.1.1 and 1.7.6, converting the
Lee Plan's planning horizon to the year 2030 and revising Table 1(b) Planning
Community Year 2020 Allocations to update the allocations through the Year 2030.

- . Amend The Lee Plan Map 16 (Lee County Planning Communities Map) to reflect the
changes in municipal boundaries.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that the Board of County
Commissioners adopt this proposed amendment to the Future Land Use Element and
the Future Land Use Map Series. This proposed amendment will change Map 16 to
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reflect the current city boundaries (Attachment 1). A separate amendment is also
under review to reflect the desires of the citizens in the San Carlos Planning
Community regarding the border west of US 41 along Pine Road (CPA2005-00016).
Planning staff also recommends that Table 1(b) be revised to accommodate the most
recent 2030 population projections! for Lee County and associated development and
renamed to “Planning Community Year 2030 Allocations” (Attachment 2). Staff also
recommends that Lee Plan Policies 1.1.1 and 1.7.6 be amended as provided below.
Additions to this amendment based on the DCA Objections, Recommendations, and
Comments (ORC) Report are a revised Future Land Use Map Series Map 16 with the
added note and reference to the year 2030, a revised Table 1(b) with additional
revisions to the Alva, Bayshore, Buckingham, Lehigh, Fort Myers Shores, North Fort
Myers, and San Carlos Planning Communities, a revised Future Land Use Map Series
Map 1 Page 1 with the new note 4, and a revised Future Land Use Map Series Map 8
as updated to reflect current conditions.

POLICY 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated portion
of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use Map series
(see Policies 1.7.6 and 2.2.2). They depict the extent of development through the year 2620 2030.
No development orders or extensions to development orders will be issued or approved by Lee
County which would allow the Planning Community's acreage totals for residential, commercial
or industrial uses established in Table 1(b) to be exceeded (see Policy 1.7.6). The cities of Fort
Myers, Cape Coral, and-Sanibel, Bonita Springs and Town of Fort Myers Beach are depicted on
these maps only to indicate the approximate intensities of development permitted under the
comprehensive plans of those cities. Residential densities are described in the following policies
and summarized in Table 1(a). (Amended by Ordinance No. 94-29, 98-09)

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2628 2030. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which would
allow the acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded. This policy will be implemented as follows:

1. For each Planning Community the County will maintain a parcel based database of existing
land use. The database will be periodically updated at least twice every year, in September and
March, for each Planning Community.

2. Project reviews for deveiopment orders must include a review of the capacity, in acres, that
will be consumed by buildout of the development order. No development order, or extension of a
development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table

! Florida Population Studies, Volume 39 Bulletin 114, Bureau of Economic and Business Research, February 2006.
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1(b), Acreage Allocation Table regardless of other project approvals in that Planning
Community.

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and
Appraisal Report, and every five years thereafter, the County must conduct a comprehensive
evaluation of Planning Community Map and the Acreage Allocation Table system, including
but not limited to, the appropriateness of land use distribution, problems with administrative
implementations, if any, and areas where the Planning Community Map and the Acreage
Allocation Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 00-22)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

¢ The planning time horizon for the Lee Plan should be extended to the Year 2030.

e The current Lee Plan Table 1(b) population projections are the 2020 mid-range
projections from the February1996 University of Florida Bureau of Economic and
Business Research (BEBR) publication. _

e The most recent University of Florida Bureau of Economic-and Business Research
(BEBR) projections were published in February 2006.

‘e BEBR'’s 2020 population projection for Lee County listed in the 2006 Population
Study is 37.6% higher than the projected population used for the adopted 2020
allocation table.

e The estimate from BEBR for Lee County’s April 1, 2006 population is 16,392
persons less than the 1996 BEBR projection for 2020.

e The proposed allocations are intended to accommodate Lee County’s projected
2030 population. '

e The allocation table includes a “safety factor” of 25% of the increase in the
unincorporated population. ‘

e The current allocation table accommodates 80,000 fewer residents in the
unincorporated area of Lee County than is projected for the year 2030.

C. BACKGROUND INFORMATION

This amendment was initiated by the Board of County Commissioners on September 28, 2005
to implement recommendations from The 2004 Evaluation and Appraisal Report (EAR). The
EAR included a recommendation to update the planning horizon of the plan to the year 2030
and adjust the Planning Communities Map (Lee Plan Map 16) to reflect changes in the
municipal boundaries. Extending the Lee Plan planning time horizon to 2030 for other
elements requires that the Planning Community Year 2020 Allocations Table (Table 1(b))
allocate enough acreage for the regulated uses to accommodate the 2030 population
projections. |

The current allocation table is based on a 2020 population of 602,000 with a 25% population
buffer on the increment of growth between 1997 and 2020 or 653,939 people. The most recent
University of Florida Bureau of Economic and Business Research (BEBR) projection for 2020
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is 828,500 and the 2030 projection is 979,000. The most recent population estimate for Lee
County, April 1, 2006, is 585,608. As required by Rule 9]J-5.005(2)(e), the revised allocation
table will be based on this BEBR projection. To remain consistent with other Elements of the
Lee Plan, the Table 1(b) needs to be amended to reflect the land use needs to accommodate
the population estimates through the year 2030 which, through the Evaluation and Appraisal
Report amendments, is the time horizon of the rest of the Lee Plan Elements. Using the
previously accepted methodology, a 25% population buffer on the increment between 2006
and 2030 is added to the 2030 projection to allow for market shifts. Therefore, the allocation
table will accommodate a population of 1,086,207.

PART II - STAFF ANALYSIS
A.  STAFF DISCUSSION

Origin of the Planning Community Year 2020 Allocations Table 1(b)

The Planning Community Year 2020 Allocations Table and Planning Communities Map
evolved from the Year 2010 Overlay Maps 16 and 17. The original 2010 Overlay was a result
of the 1989 Settlement Agreement with the Department of Community Affairs (DCA). This
agreement required the County to amend the Future Land Use Map Series by designating the
proposed distribution, extend, and location of the generalized land uses required by Rule 9]-
5.006(4)(a)1.-9 for the year 2010. This was accomplished by creating 115 sub-districts,
generally nesting within the then existing 15 adopted Planning Districts, and allocating
projected acreage totals, for each generalized land uses, needed to accommodate the
projected 2010 population. Policies were added to the plan that provided that no
development approvals would be issued in a sub-district that would cause the acreage total
set for that land use category to be exceeded. The Overlay, in plain terms, was a device
designed to reconcile the population accommodation capacity of the Future Land Use Map
(estimated to be 70 years in 1989) with the 20-year time frame in the text of the element. It
was also designed to provide more certainty as to the extent and location of future
commercial and industrial development.

The Methodology Behind the Year 2010 Overlay

Residential acreage allocations were derived by projecting dwelling unit control totals for the
year 2010 for each of the County’s 15 planning districts. These units were then distributed
into the sub-districts following an analysis of existing units, and buildout units for each sub-
district. Units were changed to acres by applying a density factor based on The Future Land
Use category. Unfortunately, the base data for existing dwelling units at that time was
unreliable. The county did not have adequate data on any existing land use. This lack of an
accurate inventory made it extremely difficult to project accurate needs and their required
acreage figures. In addition, there was no safety or flexibility factor included in the
residential projections.
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A Countywide commercial acreage figure was established by a consultant. Alternatively,
Socio-economic data from the metropolitan Planning organization was used equated to
existing acreage resulting in an employee per acre figure. A straight line projection was
made by Planning District. These figures were then disaggregated into the sub-districts.

Industrial allocations were based on the acreage figures for the Industrial Development,
Industrial Interchange, Airport Commerce, and Industrial/Commercial Interchange .
categories and the employment goal in Policy 7.1.3. All of these figures were reviewed in
light of data generated in other studies and the inventory of existing uses in an effort to make
the final figures consistent.

Problems with the Implementation of the Year 2010 Overlay

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory, the lack of a
reliable existing land use database, and difficulty in explaining the concept and regulatory
nature of the overlay to the public. A major effort was directed at resolving some of these
problems. The establishment of a reliable database identifying the current baseline of uses
was essential for the establishment and monitoring of a workable overlay. There were still
issues with the overlay, however, that could not be resolved in a principled and satisfactory
manner. These included:

1. Sub-districts proved to be too small to allow needed flexibility. The average sub-
district size is 4,000 acres (not including those totally located within one of the
municipalities;

2. The sub-district boundaries, originally based on traffic analysis zones, were erroneous.
Many existing and proposed developments (even parcels) cross sub-district lines;

3. How to treat quasi-public uses, such as churches and schools;

4. How to treat recreational facilities in residential developments;

5. How to treat platted subdivisions with existing roads, but few houses;
6. How to treat mineral extraction;

7. The treatment of DRIs with lengthy buildout periods;

8. How to treat large lot developments and in general developments that are vastly
different from the assumptions in the Lee Plan; and,
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9. The apparent need to restrict conservation, agricultural and recreational uses that
exceed the acreage thresholds.

It was possible to devise rules to deal with all of these situations; these rules, however, were
relatively arbitrary and provided the County with little valuable information for
infrastructure planning purposes.

The commercial allocations have caused the most controversy, due to the speculative nature
of the employee projections, the inaccurate data in the initial inventory, and the absence of
alternatives to the crude straight-line averaging of the existing and buildout employees per
acre ratios described in the previous section. Some of the allocations in the Overlay were
inadequate to accommodate even the existing uses, and others were exceeded as the result of
a single zoning case or development order application. The County has responded to the
capacity deficits by delaying the legal effectiveness of the overlay until the last point
permitted by the 1989 settlement agreement. Procrastination, however, did not solve the
problem; in fact, it made the situation worse by increasing the expectations of the affected
property owners and financial institutions.

Proposed Elimination of the Overlay by the 1994 EAR

In response to the shortcomings in the Year 2010 Overlay, the County, as part of the 1994
Evaluation and Appraisal Report (EAR) amendments, proposed the elimination of the
overlay. The DCA took strong opposition to this proposal and found the amendment to be
not in compliance. The finding of non-compliance also included several other objections to
the proposed EAR amendments. By far the main point of contention between the County
and DCA was eliminating the overlay. Upon completion of the Administrative Hearing and
issuance of the Recommended Final Order by the Hearing Judge, the County and DCA
entered into negotiations to resolve the remaining issues. There were several meetings and
some progress was made, but ultimately a mutually agreed upon settlement could not be
reached. The case went before the Governor and his Cabinet, acting as the Land and Water
Adjudicatory Committee. [Final Order No. AC-96-11 was issued on July 25, 1996] The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chapter 163, Part II, F.S., and Rule 9J-5, FAC.
The Final Order required Lee County to rescind, and not make effective, all of the
amendments which sought to delete the Year 2010 Overlay to bring the plan amendments as
a whole into compliance. Therefore, the Year 2010 Overlay remained a regulatory
requirement of the Lee Plan.

The Final Order did recognize that the Year 2010 Overlay was not the only mechanism to
address the issues at hand. The order states this “determination does not mean that Lee
County must retain the 2010 Overlay indefinitely, or that the 2010 Overlay is the only
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planning tool appropriate for Lee County. The 2010 Overlay can be deleted from the Lee
Plan if alternative planning controls are established to compensate for the deletion of the
overlay.”

During the negotiations, mentioned earlier the County and DCA had several discussions on
appropriate alternatives to the overlay. There were several themes the department felt were
necessary components of an alternative. The department felt strongly that communities
should be utilized as planning areas, a concept that planning staff agrees with. Regarding
mixed-use categories, it was the department’s belief that percentage distribution between
uses was the best way to regulate the mix. They did concur that the acreage limitations
contained in the overlay were a way to satisfy this requirement. The department was also
concerned with hurricane evacuation and the population at risk. During these negotiations
the County and DCA found much common ground. Every attempt was made in the
proposed replacement to the Year 2010 Overlay to address all of the departments concerns.

Amendment to Replace the Year 2010 Overlay

Included in the 1996 EAR Addendum cycle was an amendment to configure a replacement
mechanism for the Year 2010 Overlay that addressed many of the identified shortfalls of the
overlay while keeping the Lee Plan in compliance with the minimum criteria rule and Florida
Statutes. Many of the issues that were discussed during the negotiations mentioned above
were incorporated. The replacement to the 2010 Overlay has three basic tenets: to simplify
the overlay by reducing the number of districts; expanding the planning horizon to the year
2020 to be consistent with the rest of the plan; and, utilizing the April 1, 1995 Bureau of
Economic and Business Research (BEBR) Mid-Range 2020 population projections? replacing
the projections from the 1994 EAR.

The small geographic areas of the 115 sub-districts included in the Year 2010 Overlay proved
to be an unmanageable system for the intended outcome. The initial Planning Communities
Map that replaced Map 16 identified 20 distinct areas within the County. The number and
size of the districts was the subject of much debate. The size of the planning communities
‘needed to be large enough to avoid the long range planning allocation problem of the 2010
overlay yet not too large where there would be little certainty in the location of the controlled
uses. Planning staff brought a preliminary map to the Local Planning Agency (LPA) in the
spring of 1997. A consensus was reached that there should be 20 communities and the
Planning Community Map included in the 1996 EAR Addendum amendment cycle was
supported as a workable replacement to resolve the district size issue of the Year 2010
Overlay while still providing a level of certainty.

2 Florida Population Studies, Volume 29 Number 2 Bulletin No. 114, Bureau of Economic and Business Research, February
1996.

STAFF REPORT FOR March 4, 2007
CPA2005-00026 ‘ Page 7 of 29



Map 17 of the original overlay was initially intended to provide a graphic representation of
the development potential of each sub-district. The map, which was actually a series of 115
bar charts, fell horribly short of this aspiration. While it was refined over time to better
perform this task, it made sense to call it what it was, a table of acreage limitations.
Therefore, the amendment eliminated Map 17 and added a new table, Table 1(b) Acreage
Allocation Table, to the Lee Plan.

For a history of amendments to Tablel(b) and Map 16 see attachment 3.

B. METHODOLOGY -

The methodology for updating Table 1(b) for the year 2030 is essentially the same as the
original allocation table methodology. The models used to initially establish the County
control totals and those used to disseminate the acreages to the Planning Communities have
been updated with data on development since the original allocations were made. New
approvals have also been incorporated into the model as well as the counties efforts in land
conservation though the Conservation 2020 program.

Population
Residential land use data from the existing land use database, maintained by planning staff,

has been integrated with census data for persons per household and residential occupancy
rates to estimate population by year. These estimates have been compared with the annual
estimates from BEBR. This comparison of data reveals a consistency between the two data
sources. Therefore, staff has concluded there is no justifiable basis for adopting a 2030
population projection from a different source and recommends using the BEBR mid range
2030 projection from the February 2006 Population Studies Bulletin 144 as the official
population projection for the Planning Community Allocation Table. Maintaining the
existing - methodology, a 25% populatiori buffer is applied to the projected increase in
population. The proper way to allow for a flexibility factor was the subject of considerable
debate during the administrative hearing. Utilizing 125% of the incremental growth was
supported by recognized planning literature.  Therefore, the allocation table will
accommodate a population of 979,000 plus a 25% safety buffer on the increment of growth
between the 2005 estimate and the 2030 projection. This equals 107,200 people. Since the
allocation table will only need to accommodate the population expected in the
unincorporated portion of the county, the buffer was proportioned based on the percent of
total county population to the unincorporated population currently (53%). The proposed
allocation table will include enough residential acreage to accommodate an unincorporated
population of 495,000.
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Residential Use

The BEBR population projection of 979,000 is being used as the countywide control total for
permanent resident population. As stated above, the unincorporated portion of this
projection plus a proportion of a 25% safety buffer is 495,000. The accommodation of this
population and safety buffer is distributed amongst the existing 17 planning communities
according to the methodology established in the original amendment establishing the
allocation table mechanism of the Lee Plan. This process uses a sophisticated collection of
databases developed by planning staff. Utilizing the existing land use database, dwelling
unit counts for each unincorporated Planning Community are determined and entered into a
spreadsheet. Due to the very nature of the various communities, population characteristics
will vary. Planning staff compiled a database of demographic components for the individual
Planning Communities from the available census information and reports from BEBR. The
1996 methodology applied unique occupancy rates to each planning community. At the time
the data was not available to make unique assumptions for persons per household (PPH).
Since the release of the 2000 Census, staff has updated this information and is now able to
aggregate census block level information to generate unique PPH estimates for each
community as well as updated occupancy rates.

The next task was to generate unit projections for each community for the year 2030. To start,
the population projections for the City of Bonita Springs, City of Cape Coral, City of Fort
Myers, City of Sanibel, and the Town of Fort Myers Beach were directly input from
information provided to the Division of Planning from these municipalities. Lehigh Acres
also had an agreed upon population figure, generated by a population study completed for
the Smart Growth Department. These results were also input into the accommodation
model. The remaining unincorporated community population projections were evaluated
using the approved Planned Development and subdivision information and the historical
growth trends for each community. Each community's dwelling units (DU) were trended out
to the year 2030 with a built in cap based on the Future Land Use Map's potential additional
units allowed on the existing undeveloped land and adopted Lee Plan Assumptions.

The model was redesigned to evaluate the increment of new dwelling units needed to
accommodate the projected 2030 population. The April 1, 2005 dwelling unit count and
existing residential acres from the existing land use database were set as the base line date for
the reallocation analysis. The difference in population from 2005 to 2030 was used as a target
for determining the need for new dwelling units. An equation was added to the model that
multiplies the increment between the proposed allocation and the existing residential acreage
inventory to the planning community’s residential dwelling unit per acres assumption for the
FLUM designation which results in a figure for assumed new dwelling units. The new unit
estimates were added to the existing dwelling unit inventory and multiplied by the estimated
community occupancy rate and PPH to determine the accommodated 2030 population. The
results by planning community were summed and then compared to the unincorporated
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portion of the 2030 BEBR projection. Adjustments were made to assure that the population
increment plus 25% was matched. This process required a “hands on” approach comparing
available land, zoning, natural features, and access to land while continually monitoring the
impacts each change had on the target population.

Commercial

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs to determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and will result in a revised
methodology replacing the one used to determine the commercial need for the adopted Table
1(b). The existing methodology was formulated by a consultant for the 1986 Commercial
Needs Study initiated by Lee County for the 1988 EAR. The 1986 study was refined by staff
for the original 2020 allocation table. This revised methodology is the basis for the 2030
commercial allocation update. New data on development since the first staff revision has
been added to the model. Revisions to the allocations may be warranted pending the
outcome of the ongoing study.

Historically, most commercial and industrial development occurred within the existing cities
in Lee County, primarily Fort Myers. As the City of Fort Myers’ supply of available
commercial and industrial land was depleted, new sites were developed in unincorporated
areas of the county. These new developments tended to occur in concentrated areas
somewhat segregated and buffered from residential uses. This pattern of development
continues to the present time: however, the smart growth initiative promotes mixed use
project designs in appropriate areas which will result in modified patterns of non-residential
uses.

Data from the Planning Division Existing Land Use database shows that, overtime (1980-
2005), the amount of commercially developed land (and associated building space) per
person has increased slightly in the unincorporated areas of Lee County. This trend can be
explained by the fact that commercial development generally occurs along the major
‘transportation corridors. The US 41 corridor is the primary north/south route through Lee
County. Property along this road within the City of Fort Myers has been developed and
unavailable for new commercial development pushing new development north and south to
the unincorporated areas of Lee County. Also, other than Colonial Blvd and Bonita Beach
Blvd, the major east/west routes are also in the unincorporated areas of Lee County. These
commercial corridors serve as the primary commercial areas for the residents that live inside
the incorporated areas and the seasonal and tourist residents. In 1980 the unincorporated
area of Lee County contained 12 acres of commercial land per 1,000 residents in the
unincorporated area and 79,525sf of commercial building area per 1,000 residents in the
unincorporated area. These figures have increased to 16 acres and 111,108sf. Based on these
trends, it is obvious that commercial growth in Lee County is not entirely dependent on
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residential growth. The commercial allocation must also accommodate the needs of non-
permanent residents and tourists.

The commercial need in unincorporated Lee County in the year 2030 has been based on an
average of four methods of projecting acreage needs. First, a forecast of commercial acres for
the unincorporated population was made from the data exported from the Planning Division
Land Use Inventory by year from 1980 to 2005. Second, the acres per person for each year
from 1980 to 2005 was calculated and forecast through the year 2030. This was then
multiplied with the projected population for the total acreage estimate.

The remaining two estimates were based on commercial building area and converted to
acreages. A floor area ratio study was done to determine the average commercial building
size per acre of land. Data was again drawn from the planning division database which
indicated that in 1980 an acre of commercial land averaged a building size of 6,600 square
feet. This figure grew to 7,400 square feet by 2005. The annual data was trended to the year
2030 and resulted in an average of 8,500 square feet per acre. This was also compared to the
recent approvals for commercial planned developments. Currently approved planned
developments average 8,509 square feet per acre of commercial land. This analysis led to the
conclusion that for allocation purposes, the assumption of 8,500 square feet of building area
per acre in a commercial project is appropriate. The trended data was also considered
appropriate for estimating intervals in the time horizon. In 2010 it is assumed the building
square feet per acre will be 7,795, in 2020 it will be 8,148, and in 2030 it will be 8,501. Similar
to- the acreage analysis, commercial building area based on existing population was
estimated. The forecast building areas were then divided by the square feet per acre figures
described above. The final forecast was based on historical building square feet per resident
population from 1980 to 2005. The result of this forecast was multiplied with the projected
unincorporated population to generate a total building square feet estimate which was then
divided by the square feet per acre figure.

The results of these four methods were then averaged to generate an estimate of commercial
need for the time horizon of the plan. The commercial needs were estimated for 2010, 2015,
2020, 2025, as well as the horizon year of 2030. The acreage needs for each of these years are
(respectively) 6,400, 8,300, 10,000, 11,500, and 12,300 acres.

A second check of the commercial allocation need was performed based on the 1986
“Commercial Land Use Needs in Lee County” by Thomas Roberts, of Thomas Roberts and
Associates. This study estimated 11,483 commercially developed acres by the year 2010. The
original study was based on a BEBR Mid-Range 2010 population of 499,500. In 1989 the
Board of County Commissioners revised its population projection and adopted the BEBR
High-Range number of 640,500. At that time Mr. Roberts was asked to adjust the commercial
needs figure. In a December 10, 1989 memorandum he proposed the following methodology
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to amend the previous projection. The pre-factored area of 11,483 acres was multiplied by
640,500/499,500, or 1.282, producing a new pre-factored area of 14,721 acres. He went on to
modify this figure with a safety factor and a flexibility factor. He did, however recommend
that because the higher population projection is being utilized, the safety factor should be
reduced to 5%. Doing the math produced a figure of 18,622 acres for the entire county, which
he recommended the County use.

Utilizing a like methodology, planning staff recalculated the future commercial needs. The
proposed population for this amendment is the BEBR Mid-Range number for 2030 of 979,000.
Rather than adjusting the commercial acreage by applying a safety and flex factor, this
update is utilizing the population with the added 25% safety factor applied. Adjusting the
original 11,483 acres by the population ratio 1.96 (979,000/499,500), produces a new pre-
factored figure of 22,506 acres. The safety buffer of 107,200 persons is equivalent to 2,465
acres to be applied to the unincorporated commercial allocation
(107,200/499,500*11,483=2,465+). ~To adjust the total commercial need to reflect the
unincorporated portion, the results for the total commercial and service employment sectors
of the 2030 traffic analysis zone (TAZ) model were applied. The TAZ model assigns 51% of
the commercial and service industry employment to the unincorporated areas of Lee County.
Assuming this percentage will also apply to the acreage needs, 51% of the 22,506 acres (11,478
acres) will need to be allocated to the unincorporated portion of the county. The safety
factor, based on allocated population, was calculated by applying the percent of population
in the unincorporated portion of the county (53%) to the county wide safety factor. This adds
an additional commercial allocation of 1,312 acres to the total commercial allocation need for
the unincorporated area of the county for an end result of 12,790.

The next aspect of the allocation of commercial acreage for the year 2030 is to disaggregate
the total need between the planning communities. Each community is not necessarily self-
supporting in its commercial needs therefore some areas may grow faster commercially than
they do residentially and visa versa. The acreage is distributed by Planning Community
based on a number of measures:
1. Review existing allocations and compare to the existing commercial
development.
2. Generate and apply the four techniques described above at the Planning
Community level and apply to the projected population increase.
3. Compare the commercial acreage need to the available land supply within each
community. ' | | '

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating commercial
acreage based on the existing development, approved developments, and areas designated
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for commercial development. The amount of vacant commercial zoning was also taken into
account in the disaggregation.

Industrial Use

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs and determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and may result in revisions
to the proposed allocations in this amendment to Table 1(b).

. Pending the completion of the current study, the previous study of Future Industrial needs
for Lee County, completed in August 1983 by Thomas H Roberts, will be used as the basis for
the new 2030 allocations. This study has been revised and modified over time. This study
and its revisions focused on how much land Lee County needed to designate on the Future
Land Use Map as industrial. However, The Lee Plan allows for limited commercial
development in industrially designated lands to support the surrounding industrial uses.
This means some uses that are envisioned to occur within these industrial areas will not be
inventoried as industrial. For example, a small deli with a customer base from a surrounding
industrial park will be inventoried as a commercial use even though it may be located within
an area designated as Industrial on the Future Land Use Map. Therefore, it was important to
further refine the accepted industrial study for the original allocation table adopted in 1998 as
part of the 1996 EAR Addendum amendments. While the revisions to the commercial needs
study considered building areas as well as acres, staff concluded that the appropriate unit of
measure for the industrial component of the 2030 allocations is acres. Much of Lee County’s
industrial uses occur out of doors such as concrete batch plants, lumber yards, and
distribution centers. These uses may require large areas of land but have minimal building
square footage. |

The 1996 study update was revised to include the updated population projection for the year
2030. | |

To accomplish this task, the original Thomas Roberts study was updated with the population
estimates for 2030 to determine the employment estimates needed to estimate acreages based
on the Industrial Need Study methodology.

Based on this population, Lee County’s industrial land need in 2030 will be 13,100 acres. This
is based on the BEBR 2030 population plus a safety buffer of 25% of the population growth
between 2005 and 2030. Using the same methodology described for determining the
commercial portion of Lee County’s total need, the unincorporated land area need for
industrial is estimated to be 6,630 acres. The dissemination of this allocation follows a similar
methodology as well. The areas most suitable for industrial uses were determined based on
access, zoning, Future Land Use Map (FLUM) designation, and environmental issues. The
location of industrial uses, while not limited to areas designated as Industrial Development,
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Industrial Interchange, Industrial Commercial Interchange, and Tradeport (formerly Airport
Commerce), are primarily located in these areas. The first step was to calculate how much
land in each planning community was designated in one of the above FLUM categories. An
additional analysis has been performed for the 2030 allocation table. For this review, the
existing allocations are also compared to the existing uses to determine if any communities
- no longer have sufficient remaining acreage to attain the industrial uses accommodated by
the current table.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating industrial
acreage based on the existing development, approved developments, and areas designated
for industrial development. The amount of vacant industrial zoning was also taken into
account in the disaggregation.

Parks and Public

The 2020 allocation table provides an estimate of public/quasi-public land as an informational
item, not as a regulatory number. The figure in the allocation table includes the expected
amount of not just park, school, and government services land, but also, public infrastructure
like roads and surface water management as well as quasi-public uses like religious facilities,
private golf courses, and non-profit civic associations. Publicly and privately owned and
dedicated conservation areas-are also included in this category. The Planning Division Land
Use Inventory includes detailed information on these uses which have proved to be valuable
information. However, the original 2020 allocation methodology indicated that creating an
allocation for these uses could be limiting uses that are partly regulated in other sections of
the plan to ensure that sufficient land is available. These regulations promote more public
land not a cap on public land. Therefore, the updated allocation table proposal also includes
an informational/non-regulating estimate on public and quasi-public lands in the year 2030.

Active and Passive Agriculture

The current allocation table estimates agricultural uses in the year 2020. However, the
existing inventory of agricultural land exceeds this figure on the allocation table. It is
expected that, in an urbanizing county such as Lee County, over time agricultural uses will
be displaced with non-agricultural uses or in some instances purchased for conservation
purposes. However, it cannot be assumed that there will only be a reduction in the amount
of agricultural acreage in all areas of the county. While agricultural uses are displaced in
some areas of the county they are expanding in other areas of the county primarily in the
areas designated as Rural and Density Reduction/Groundwater Resource. Therefore, the
acreage projections are used as 2030 estimates and not as a regulatory number that cannot be
exceeded or fallen below.
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Vacant Land

Similar to the agricultural uses, the amount of vacant land should also be expected to reduce
over time. Lands classified as a vacant use are only those with no structures and no other use.
For example, a vacant commercial building will still be classified as a commercial use and a
parcel used as open space with no building will be classified as Public Open Space.
Therefore, unlike, agricultural uses, vacant lands will not decline in one area and increase in
other areas, with the exception of some demolitions of condemned/damaged buildings and
also the occasional agricultural use which is abandoned and reverts back to vacant. For these
reasons, the allocation for vacant land is not a regulatory number.

Conservation Land

The Conservation Allocation is also one that is impractical to regulate. The Lee County
works with other permitting agencies to enforce wetland regulations, however the final
responsibility falls to these agencies. If the county does not regulate this use, the acreage
allocations can not be regulatory. Staff, again, sees the merit of maintaining the database
inventory of these uses; however, the acreage figure in the allocation table is not regulatory.

B. CONCLUSIONS :

The allocations for the three regulatory aspects of Table 1(b) have been updated to
accommodate the projected population through the year 2030. The proposed allocations are
based on historical trends, land availability, existing approvals through plats, planned .
developments, and conventional zoning. The allocations accommodate the existing
development and expected development (Attachment 4).

C. STAFF RECOMMENDATION

Planning staff recommends that the Board of County Commissioners transmit this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Future
Land Use Map 16 is to be revised to reflect changes in the municipal boundaries and Table
1(b) is to be updated to accommodate a population of 979,000 in the year 2030.

STAFF REPORT FOR ’ March 4, 2007
CPA2005-00026 : Page 15 of 29



PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. November 27, 2006

A. LOCAL PLANNING AGENCY REVIEW
Planning Staff presented an overview of the methodology used to generate the acreage
totals for each of the regulatory categories of Table 1(b) (residential, commercial, and
industrial). It was also stated that changes to the Planning Community Map were
minimal only reflecting areas that have been annexed into one of the five municipalities.
An amendment to the map was considered separately to move the boundary between the
San Carlos and the Estero Planning Communities west of US 41.

Staff was asked if any of the existing allocations for the Year 2020 have been exceeded.
Staff responded that there are a few instances where this situation has occurred with the
residential allocations. The total residential allocation on Table 1(b) has not been
exceeded in any Planning Community, only the allocations for Future Land Use
Designations within the Planning Community. Additionally, no Commercial or Industrial
allocations have been exceeded. The question was also asked how the non-regulatory
allocation for public uses determined. Staff responded that the inventory for these uses
was summed by planning community and also public uses in approved (unbuilt)
developments were considered. Staff clarified that the public allocation not only includes
lands for parks, schools, emergency services, public buildings, and conservation upland '
areas, but also, open space within developments, rights-of-way, golf courses, and water
management areas. Concerns were raised regarding the use of the BEBR mid-range
population projections followed. One LPA member favored a resource-based population
projection that would take into consideration what population could be supported by
existing resources such as the availability of potable water. The second concern was that
the BEBR projections have under estimated the population in the past. Staff clarified that
the BEBR projections are the source that is accepted by the DCA for basing the
comprehensive plan. Local governments are allowed to create their own methodology
which must be accepted by DCA.

Two members of the public spoke in support of this amendment.

~ -

A motion was made and seconded to recommend the Board of County Commissioners
transmit this amendment to the Department of Community Affairs.
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B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT -

SUMMARY

1. RECOMMENDATION: LPA Recommends that the Board of County Commissioners
transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA advances the
findings of fact made by staff.

C. VOTE:

STAFF REPORT FOR
CPA2005-00026

NOEL ANDRESS AYE

DEREK BURR AYE
RONALD INGE AYE
CARLETON RYFFEL ABSENT
RAYMOND SCHUMANN, ESQ AYE
RAE ANN WESSEL AYE
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: December 13, 2006

A. BOARD REVIEW:

Staff made a brief introduction for the amendment and stated the staff and Local Planning
Agency recommendation was to transmit this amendment. Staff stated that this was a
technical amendment that was needed to make the plan internally consistent by
advancing the time horizon of the Future Land Use Map series and land use allocation
table (Table 1(b)) to the year 2030. Staff stated that no methodology changes were
proposed from what has been previously accepted. Also, the new population projections
are those set by the University of Florida Bureau of Economic and Business Research
(BEBR). Staff informed the board that the only changes to the Planning Communities
boundaries (MAP 16) were made to reflect the annexations by the local municipalities.

The hearing was opened for public comment. The first 2 speakers spoke against
transmitting this amendment based on the Buckingham Planning Community allocations.
Both speakers were concerned with the increase in allocated acres for the commercial and
industrial uses in this community. One speaker was also concerned with a change in the
map to exclude the property from the Buckingham Planning Community. The next
speaker asked that there be a differentiation in the Fort Myers Shores planning
community between the Caloosahatchee Shores and Palm Beach Boulevard Communities.
This speaker acknowledged that the creation of smaller areas could cause allocation
problems but felt the issue needed attention. Three more speakers then spoke against the
transmittal of this amendment based on Buckingham allocation and boundary issues. The
representative of Buckingham Villages then spoke in favor of the amendment and
clarified that the Planning Community Boundary was not going to change to exclude this
project from the Planning Community. He also stated that this property was not in the
Buckingham Preserve area. He also stated that the current allocations are nearly used up
and need to be revised to allow additional growth through the year 2030. The next
speaker to address the Board was the legal representative of the Buckingham
Conservancy. She stated that the vision for the Buckingham Planning Community was
that the commercial needs of the Buckingham Community Preserve Area would be met
outside of the community preserve area. She asked that no more commercial allocation
be added to the Buckingham Planning Community. She also stated that two planning
efforts were ongoing, one for the Lehigh Community and one for the Buckingham
Community and that these plans should be completed before changes to the allocations
are made. This speaker was then followed by a final Buckingham resident asking that
changes to the allocation table be “forestalled” until the Buckingham community planning
effort has an opportunity to address this issue. The final speaker was also representing
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the Buckingham Villages project and stated that this property was not located in the
Buckingham Rural Preserve Area. He stated that this project was in an urban category
(Urban Community). He asked that the proposed amendments to the allocation table be
transmitted.

The Board then asked the staff to respond to the public comment. Staff responded with a
history of the Allocation Table, Table 1(b), including the point that the methodology used
in the current update was not changed from what had been previously approved by the
state. Staff stated that if the allocation table is not updated to reflect the new population
projection that the Lee Plan would not be consistent with other elements of the plan.

The Board asked for clarification that the intent of this application was more to allow 10
more years of growth and not to change any allowable uses or change intensities and
densities. Staff confirmed this was a timing mechanism tied to the adopted Future Land
Use Map. The issue of when is the appropriate time to review a project for compliance
with the allocation table was discussed. The Board discussed whether that should be at
the rezoning stage or as it is now done at the development order stage of approval. One
Board member stated that when a project receives a zoning change, it does not have a
development order approval and that there is no guarantee that the project will be built.
The Board member asked if this re-allocation amendment could be put off one year. Staff
stated that this amendment was needed to maintain consistency and also that the current
allocation was based on a projected population of 602,000 (653,000 with the buffer) and
that the current population of Lee County was 585,000. A motion was made to transmit
the amendment with no changes to the Buckingham Planning Community commercial
and industrial allocations. It was clarified that the staff should work on these allocations
prior to the adoption hearing. This motion was approved and then revisited to include
not changing residential allocation in the Buckingham Planning Community. The
amended motion was also approved.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board made a motion to transmit this amendment with no
changes to the commercial and industrial allocations for the Buckingham Planning
Community. This motion was seconded and approved unanimously. Following the
motion, the item was revisited to include not changing the residential allocations in the
Buckingham Planning Community and for staff to work with the communities to
revise the Buckingham Planning Community allocations prior to the-adoption hearing.
The motion was approved unanimously.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the
findings of facts as advanced by the staff report with the added finding that the
allocations for the Buckingham Planning Community were premature and that staff
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should work with the ongoing planning efforts in the Buckingham area to address this
issue and work on revisions to these allocations. ‘

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
BOB JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE

D. STAFF DISCUSSION:
Following the transmittal hearing, staff revised the allocation table (Table 1(b)) to revert
the Buckingham Planning Community allocations for commercial, industrial, and
residential back to the existing 2020 allocations. Staff did maintain the overall acreage
allocation to equal the total unincorporated parcel acreage in the community. The total
acreage had changed due to annexations and new subdivisions. Attachments 2 and 4
reflect the changes to the allocation tables as directed by the BoCC.
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: March 2, 2007

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS
The Department of Community Affairs has raised objections to proposed amendment
CPA2005-00026. The DCA objections are reproduced below.

OBJECTION:

“The County is proposing to change the horizon year of the County’s plan from 2020 to 2030.
However, the update does not include a Future Land use Map for the planning period of 2030. While
the land use allocation table (Table ()b., for the planning communities is labeled 2030, the associated
planning community’s overlay map (Map 16) is not labeled as such. Pursuant to Chapter
163.3177(5)(a), Florida Statutes, and Rule 9]-5.005(4), each local government comprehensive plan
must include at least two planning periods, one covering at least the first five-year period subsequent
to the plan’s adoption or the adoption of the EAR- based amendments and one for at least a 10-year
period. The County has chosen to adopt a long term planning period of 2030 which the Future Land
Use and Future Transportation maps should reflect. In addition, while the future land use for the
planning communities are allocated based on the projected population of each planning community,
the population figures upon which the allocations are based are not stated. [Chapter 163.3177(5)(a),
(6)(a) F.S; 9]-5.005(4), 9]-5.005(2)(a), (c), & (e) and 9]- 5.006(4)(b), FAC]”

Recommendation: “Revise the amendment to include a Future Land Use Map for the next planning
timeframe. The planning timeframe should be clearly stated on the map: In addition, include a Future
Land Use map series that covers all the relevant future conditions such as the location of existing and
planned potable water wells and wellhead protection areas and wetlands, etc. As a part of the data and
analysis, include a table of the population distribution for the planning communities upon which the
projected land use allocations are based.”

B. STAFF RESPONSE

The DCA has objected to the omission of the date of the planning horizon year from the
Future Land Use Map/Map Series. Staff has added a line to the title of the Future Land Use
Map which states “Refer to Map 16 and Table 1(b) for Year 2030 Land. Use Allocations”, as
well as a note to the Future Land Use Map (note 4) which states “The Year 2030 Planning
Communities Map and Acreage Allocation Table (see Map 16 and Table 1(b) and Policies
1.1.1 and 2.2.2) depicts the proposed distribution, extent, and location of generalized land
uses for the year 2030. Acreage totals are provided for land in each Planning Community in
unincorporated Lee County” (attachment 5). The Planning Community Map has been

STAFF REPORT FOR ‘ ' March 4, 2007
CPA2005-00026 Page 21 of 29



revised to include “YEAR 2030” in the title (LEE COUNTY YEAR 2030 PLANNING
COMMUNITIES) as well as adding the note “The Planning Communities Map and Acreage
Allocation Table (see Table 1(b) and Policies 1.1.1 and 2.2.2) depict the proposed distribution,
extent, and location of generalized land uses for the year 2030” (attachment 1 page 2). The
DCA also stated the population figures used to determine the planning community
allocations are not stated and recommends that a table be added to include these figures.
Planning staff has modified Table 1(b) to include this information for each Planning
Community (attachment 6).

The DCA made additional recommendations not specifically mentioned in the objection. The
recommendation is to cover all of the relevant future conditions such as location of existing
and planned potable water wells and wellhead protection areas and wetlands, etc on the
Future Land Use map series. This information is currently on the map series. The Future
Land Use Map includes wetlands on Map 1 as separate Future Land Use designations.
There are two wetland categories, “Wetlands” and “Conservation Lands — Wetlands”
depicted on the map. Map 8 of the Lee Plan map series is the Potable Wellfield Cones of
Influence Map which shows the existing and permitted future wells in Lee County and the
wellfield protection zones. A revised Map 8 is included to show the current Cones of
Influence and existing and permitted future wells (attachment 7).

Staff has also made revisions to the proposed Year 2030 allocations due to additional
development information provided after the transmittal hearing that highlighted where
refinements could be made in the allocation table. Additionally, at the transmittal hearing,
the Board of County Commissioners directed staff to not transmit changes in the Buckingham
Planning Community and to relook at this area prior to the adoption hearing.

EMERGING TRENDS ,

Since interest in the Alva area has increased in recent years, staff proposed an increase in the
acreage allocations in the Alva Planning Community including the DRGR area. Indications
are clear that future development is coming to the Alva area and staff reflected this by
proposing increases in the residential allocations — 15 additional acres to the Outlying
Suburban category, 581 additional acres to the Rural category, 75 additional acres to the
Open Lands category, and 560 additional acres to the DRGR category. In December of 2004,
a development order (DO) application was submitted to Lee County for a project in Alva in
an area designated as Density Reduction/Groundwater Resource (DRGR). This application
has expired due to inactivity on the part of the applicant and was not active while staff was
preparing the proposed 2030 allocations. On January 11, 2007, a new application for the same
property was filed. The proposed DO covers 172729 acres including 731.51 acres of
residential lots, of which, 662 acres are in an area designated DRGR. Staff has concluded that
this application exceeds both the existing 2020 residential acreage allocation for DRGR in the
Alva Planning Community and the proposed 2030 acreage allocation. Therefore, there is an
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insufficient allocation for this DO to be approved. Originally, this amendment proposed an
increase of 560 acres in the Alva residential DRGR allocation bringing the total allocation to
600 acres. However, to accommodate this proposed development the total allocation needed
is 711 acres (49 existing acres + 662 acres). Without a Development Order application, staff
was not certain how much residential land would be required in the DRGR category and
originally felt the proposed 600 acre allocation would be adequate. When the new DO was
submitted in January 2007, it was clear that an increase in this area was required. Therefore,
staff is recommending the allocation for residential acres in the DRGR category in Alva be
increased to 711 acres.

Also, to properly reflect the population accommodation, staff is adjusting the net unit per
acre assumption (nupa) from .1 nupa to .23 nupa to reflect this proposal. Existing
development in the Alva DRGR area is closer to .29 units per net residential acre. Staff is
comfortable with this assumption change since nearly all of the remaining undeveloped land
in the DRGR area has not been split into smaller tracts of land. The entire area is currently
held by 16 interests. This ownership pattern allows for projects to more easily cluster units
on smaller than 10 acres lots and create common preserve areas while still maintaining a
gross residential density of one unit per ten acres. The result of these changes is an increase
in the population accommodation of 232 people. The original allocation recommendation for
the Alva Community evaluated the historic growth trends and this included an estimate of
future units. This evaluation estimated that by 2030 there would be 2,134 units in the Alva
Planning Community. Since the historic development in the Alva area classified as DRGR
was in the pattern of 2 to 20 acre tracts and not the pattern currently being developed in Lee
County, staff was hesitant to allocate an additional 610 acres to accommodate the trended
unit estimate at the density of 1 unit per 10 net acres. It was acknowledged that current
development patterns demonstrate the most likely development scenario will be a rural
subdivision with preserve areas, common elements and buffers that, when included with the
residential lots, yielding a gross density of 1 unit per 10 acres but the net density will be
lower. Since staff has available proposed developments to consider, the revised
recommendation includes a more realistic nupa assumption. With this revised assumption,
the previous recommended allocations will exceed the trended unit count and adding the
additional 111 acres to the DRGR further raises the number of units accommodated by the
allocations.

To reach the target number of units the revised allocations reduce the number of residential
acres in the Rural Future Land Use Category from 2,000 to 1,948, which reduced the available
allocation from 581 additional acres to 529 additional residential acres for the Rural
allocation. With these adjustments to the allocation table and underlying assumptions, the
accommodated population in the Alva Planning Community is increased by 145 people.
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BUCKINGHAM PLANNING COMMUNITY

The Board of County Commissioners did not transmit Table 1(b) as proposed by staff. At the
hearing, members from the 'Buckingham Community Planning Group requested that no
changes in the allocation table be made to the Buckingham Planning Community to allow
them time to update their community plan. Based on this input, staff was instructed to
transmit no changes to the allocations in the Buckingham Planning Community. This change
resulted in the accommodated population being reduced by 1,230. Staff was instructed to
look for a resolution for this issue prior to the adoption hearing for this amendment. The
Buckingham Planning Panel is in the process of updating their community plan. They are
working to schedule a meeting between the chairman of their group and the chairman of the
Lehigh Acres Planning Panel to discuss how the two plans can address transitioning between
rural Buckingham and a more urban Lehigh Acres. The Buckingham Plan Update and the
Lehigh Acres Community Plan are both expected to be completed by September 2007.

In the interim, staff has taken a close look at the development within lands designated Urban
Community in the Buckingham Planning Community, see Lee Plan Map 16. This is the area
north, west, and south of Buckingham Road. It consists of portions of the Buckingham Park-
South Section plat and the resubdivision of Block B, Buckingham Park-Northwest Section
replat. This area is not within the Buckingham Planning Area as depicted on Map 1 page 2 of
the Future Land Use Map Series. The “South Section” is primarily vacant and under
common ownership. There are 5 developed parcels in this area under separate ownership
which are already developed with residential uses and a house of worship. The replat of
Block B, in the “Northwest Section”, is a subdivision of smaller % acret lots.  This
subdivision is 210 total acres with less than 140 acres contained in platted lots. The remaining
land is either road rights-of-way or a dedicated drainage canal. There are currently 41 acres
of residential use inventoried in this subdivision and the trend since 1996 has been nearly 3.5
acres of new residential uses each year. Also, based on outstanding residential permits this
trend will continue at least for this year as well. Accommodating this trend in the
construction activity for this subdivision requires an increase in the residential allocation in
the Buckingham Community for the Urban Community category from the existing 51 acres to
135 acres. While the “South Section” area may be transitioning from the current 1953 plat to
a more contemporary style of development, the replat of “Block B” is well established and
not expected to change. Therefore, staff recommends that the Allocation table reflect an
amount of development that is anticipated in the existing active development by the year
2030. Staff also contacted a representative of the major property owner in the Buckingham
Park-South Section plat who stated they would wait to comment until the final staff report
was issued.

Staff was also directed to not transmit any changes to the commercial component in the
Buckingham Planning Community. Since the allocation is required to demonstrate how Lee
County will accommodate the anticipated growth through the time horizon of the plan, staff
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is recommending that the commercial allocation only be increased to provide for the same
level of commercial uses per resident as is currently allowed by the allocation table. In the
Buckingham Planning Community, the adopted Table 1(b) allocates 3.5 acres of commercial
uses per 1,000 in population. Using this standard, to accommodate the additional 10 years
included in the updated planning horizon, the recommended total commercial allocation is
21 acres. This allocation will not override any limitations on commercial development within
the Buckingham Community Planning area. The fact that the Buckingham Planning
Community is not the same as the boundary for the Buckingham Community Plan has been a
point of misunderstanding. The Planning Community boundaries were established in 1997.
The Lehigh CRA was still active and the CRA boundary was being used to define the area for
the Lehigh Commercial Land Use Study. There was a gap between the CRA boundary and
the Buckingham Preserve boundary. This area, on the north side of Buckingham Raod, was
assigned to the Buckingham Planning Community

As directed, staff did not transmit any changes to the Industrial allocation and only changed
the non-regulated allocations to reflect changes in existing conditions, such as the annexation
of agricultural lands into the City of Fort Myers and the purchase of properties through the
Conservation 20/20 program. Since there is currently no industrial uses within the
Buckingham Planning Community staff does not recommend changing the industrial acreage
allocation from the 5 acres that was adopted in Table 1(b) for the year 2020.

ADJUSTMENTS TO BALANCE CHANGES

The changes made to the allocations in the Buckingham Planning Community mandate
changes in other communities to accommodate the residential, commercial, and industrial
needs of the unincorporated area of Lee County. A portion of the residential need was met
by the changes to the Alva Planning Community discussed above. However, there is a
remaining population accommodation gap of 273 people. Since development patterns show
that the next areas expected to grow are East and North, staff reassessed the allocations in
these Planning Communities. The two areas that stood out as having tight allocations were
Fort Myers Shores in the Central Urban category and North Fort Myers in the Intensive
Development category.

The current Table 1(b) proposal for the Central Urban residential allocation in the Fort Myers
Shores Planning Community is 210 acres, an increase of 2 acres from the adopted allocation.
There are currently 194 acres of residential use in this area which equates to an available
acreage allocation of 16 acres. There are 178 acres of undeveloped uplands in the Fort Myers
Shores Planning Community designated Central Urban. The area in question is near the
interchange of I-75 and SR 80 and much of this vacant land is expected to develop with non-
residential uses. However, increasing the residential allocation to 225 acres does not seem
unreasonable. This will increase the population accommodation by 184 people. One change
made to Table 1(b) that has no affect on the population accommodation is the removal of the
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residential allocation from the General Commercial Interchange category and adding it to the
Urban Community category. This change is done to reflect the redesignation of the northeast
quadrant of the I-75/SR 80 interchange. There are 23 existing units in this area at a similar
density to what is assumed for the Urban Community category.

The current Table 1(b) proposal for the Intensive Development residential allocation in the
North Fort Myers Planning Community is 360 acres, a decrease of 11 acres from the adopted
allocation. There are currently 304 acres of residential use in this area which equates to an
available acreage allocation of 56 acres. There are 213 acres of undeveloped uplands in the
North Fort Myers Planning Community designated Intensive Development. The area in
question is along the US 41, Business 41, and Hancock Bridge Pkwy corridors and much of
this vacant land is expected to develop with non-residential uses. There has been a trend to
develop river view residential in this area and increasing the residential allocation by 5 acres
form the current proposal does not seem unreasonable. This will increase the population
accommodation by 89 people.

The commercial allocations also need to be adjusted to accommodate the development the
original proposal had assumed would occur in the Buckingham Planning Community. As
stated, development patterns in Lee County appear to be moving north and east. Therefore
staff recommends splitting the 24 commercial acres evenly between the planning
communities of Lehigh, Fort Myers Shores, and North Fort Myers. This will increase each of
these communities’ commercial allocation for the year 2030 by 8 acres over the originally
proposed Table 1(b).

Staff recommends a similar approach in reallocating the industrial acres no longer assigned
to the Buckingham Planning Community. However, since the Fort Myers Shores Planning
Community already has a comparatively large industrial allocation proposed, the industrial
allocation "surplus is recommended to be evenly split between the Lehigh Planning
Community and the North Fort Myers Planning Community giving each of these
communities an additional 5 acres of industrial allocation through the year 2030.

PROPOSED SUB-OUTLYING SUBURBAN CATEGORY

The final allocation table refinement to be addressed are the changes needed to recognize the

creation of the proposed Sub-Outlying Suburban Future Land Use Category as transmitted to

the DCA in this amendment cycle (CPA2005-00040). This amendment affects 5 Planning

Communities, Bayshoré, Buckingham, Fort Myers Shores, North Fort Myers, and San Carlos. |
Three of these communities simply require the existing “Outlying: Suburban” residential

allocation be moved to a new “Sub-Outlying Suburban” category on Table 1(b). In the

planning communities of Bayshore, Buckingham, and San Carlos, all of the land currently

designated “Outlying Suburban” is proposed to be redesignated “Sub-Outlying Suburban”.

Staff recommends that these allocations be moved on Table 1(b) accordingly.
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The Planning Communities of North Fort Myers and Fort Myers Shores will now have both
the Outlying Suburban and Sub-Outlying Suburban designations. The change on the land
use map in the Fort Myers Shores Planning Community creates a situation where there will
be one property (75 acres) remaining in the Outlying Suburban Land Use category. This
particular property was the subject of a rezoning request that was ultimately withdrawn and
the status of this property is not known at this time. Staff has calculated the amount of land
intended for residential use in the areas to be reclassified “Sub-Outlying Suburban” that are
already within an approved development. Based on this review, staff has concluded that
typically less than 50% of a single family project’s total land area will be inventoried as
residential. The remaining land is used for ROW, recreation areas, and open space. With no
better examples to base the expected development in the remaining Outlying Suburban than
those that surround it, staff recommends that 40 acres remain for the residential allocation
for Outlying Suburban which will accommodate a maximum of 225 units. The residential
allocation required to accommodate all of the projects approved in the Sub-Outlying
Suburban area is 346 acres. These projects are either in the DO process or have begun
developing. Staff recommends a residential allocation of 367 acres for the Sub-Outlying
Suburban category in the Fort Myers Shores Planning Community.

The North Fort Myers Planning Community residential allocation for Outlying Suburban
category must also be split to acknowledge the proposed Sub-Outlying Suburban category.
Two developments exist in the area to remain in the Outlying Suburban .category, the
Lakeville subdivision and Herons Glen. Herons Glen accounts for the largest portion of the
area in this land use category in North Fort Myers. From the master concept plan for Herons
Glen, staff determined that the residential portion of this development is 360 acres. The
Lakeville subdivision is not quite 50% built out and has not had much building activity in the
past 10 years. The recommendation is to maintain a residential allocation of 382 acres for the
Qutlying Suburban category in the North Fort Myers Planning Community. The area in
North Fort Myers that is proposed to be reclassified as Sub-Outlying Suburban is much
different than the other areas discussed in this report. This area is more rural in nature than
the planned developments previously discussed. This area has larger lots and less common
areas than the planned developments and therefore, the net residential density is much
lower, closer to 1.3 units per acre. This area has not been a rapid growth area in the past and
its location between Pondella Rd and Pine Island Rd may keep this area from rapidly
changing. In 2004 nearly 200 acres in this area was annexed into the City of Cape Coral. For
these reasons, staff recommends that 140 acres be allocated for residential development in the
Sub-Outlying Suburban category in the North Fort Myers Planning Community.
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C. STAFF RECOMMENDATION:

Planning staff recommends that the Board of County Commissioners adopt this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Included
in this amendment are a revised Future Land Use Map Series Map 16 with the added note
and reference to the year 2030, a revised Table 1(b) with additional revisions to the Alva,
Bayshore, Buckingham, Lehigh, Fort Myers Shores, North Fort Myers, and San Carlos
Planning Communities, a revised Future Land Use Map Series Map 1 Page 1 with the new
note 4, and a revised Future Land Use Map Series Map 8 as updated to reflect current
conditions. |
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:
2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

A. BRIAN BIGELOW

TAMMARA HALL

BOB JANES

RAY JUDAH

FRANKLIN B. MANN

STAFF REPORT FOR March 4, 2007
CPA2005-00026 Page 29 of 29



ONINNV1d 40 NOISIALG
Vardold LSEIMHLNOS

ALNNOD mm..—m

oigis3
4oeaHiSIOAIN o4

AljunopTeajliisesyinos

ALNNOD ¥3171700

Kemyled sjpiueq
Hodliy/Aemajes)

(91 dep uejd 897)
SIANVYANNOSG ALID NI STIONVYHD 1931434 OL STONVHO

e100.5de)

”.W,. il et

/ ss10us 15k oY

-
m
m
O
O
2
-~
-
<
<
m
>
%
N
=
w
(=]
O
£y
>
<
Zz
<
@
@
O
=
=
o
<
-
m
7))




w
3
(%4

§§m®§§a w

; ONINNVYId A0 NOISIALIQ
R §S Yoy, Vardo1d LSAMHLNOS

€00 1snBy petesoues dew N\t sbuidg e = ALNNOD mmdﬁ

Aunogiesiiseauinos

1063150\ /euo|

Aemjied sjeiueq

(91 depy uejd @97)

AMONIH

ALNNOD

5910/, Ub1ys;)

ei00.8ded

—
m
m
O
@
c
<
]
=<
=<
m
>
A
N
=
W
o
e
r
>
<
<
P
@
O
o
=
=
c
<
-
m
»




90| abed

Z INIWHOVLLY 92000-5002VdD
- Aunog 991 jo eaiy pajesodiosuiun Joy uonendod ,
0 1€5°1 060G 000756 Luonnquisiqg uogeindod

[1] 0 (i} .Nﬂﬁ_ﬂ 218t eve't gor’ee £91'Ee vZe0e GI1'/GE Az £2£'69¢ lejoy
0 6 ) 0 0 z €56 1 70T §28% ¥z +82F 0zt vy JuBdEA
0 5} 0 TL9 ++9 982 vice e 98T 86 L8 8¥6 18 8862 (spuepam) uogenasuo)d
0 0 i} 0 0 5} 6vG EL 8veet £L9'Yt 658 G¥ 6886t vives ain)inouby aAissed
0 0 5} 0 0 [} 00L'S o6t's 8609 156'v¢ 2882 sttve aIn)induby aAIOY
0 |5} 0 [¥44 y €9 0012 [ ra 285'¢ Z6lzg 8128 92688 ongnd

2 \ . : 1 ; . :
0 0 i} € € vt 9 92 9T 0299 0299 12272} |et3snpuy
0 ) o 5 28 0§ 5 1§ o €97¢Cl €9£'Zt oov'8 je1sJawwon
0 0 5 S8y §8¥ 8e¥ yor'e sov'e e zig'i8 66518 ) jenuapisay |ejol
0 ) 0 8 0 ) 0 o (7 SPUE[IO SPUET] UONEATISUCD
0 ] 3] 0 i} 0 0 0 9 0 i) 0 SPUBIapA
0 i) 0 [} 0 0 0 0 0 spue|dn Spue’ uoeAIssu0D
0 0 Ao ) 0 0 0 L 609 or G069 629 v6'e 9SIN0SAY JIIEMPUNOID/UONDNPAY Alisua]
0 0 0 0 0 ;) 05¢ 062 §t S08'¢ 082 1662 spuet uado
0 ] 0 0 [} [} S ] g 202 z0T gte SpUB|S| JAINO
0 ) 0 ) 0 [} 00EL 008t ] |BIny [EISE0T W
0 ) ) 0 ) ) 0 3] 0 Sv0c 8voe sy anasald Aiunwwo) teiny W
0 0 [} 0 , | e [} 8v6' L 000°C 6t s ¥8€'8 oet's 1168 Tjeinyg 8
0 ) ) 0 ) ) 0 ) ) 5 8 8 Tiodeperl || &
0 ) ) 0 ) ) 0 Te o 0 ] 5} yodiy .,m.
0 ] ) 0 0 ) 0 ) o 006 008 o+ Aunwwod maN Ry
0 ) [} 0 5] ) 0 [} [} 0 [} [} abueyoiajuj abeja Ausiaaun W
0 I} [i] 0 i i} 0 i} ] 0 +] ] abueyoisju| [eRJswWo/jeIsnpu| W
0 [) [ 1] [ 0 0 [5) [3) 0 z z abueyoisu| [epIBWWOD/|I3UBS) w
0 0 0 0 ] i} 4] 5} ;] [4% (14 €8 abueyalaju) jelauaS W
0 ] i} 0 il ] 0 ] -0 0 0 ] abueydiauj Jelsnpu) ﬁ
0 0 0 0 [} ) 0 ] ) 058 658 098 Ayunwwod Aysiaaun Q
0 0 5} 0 0 + 0 ] ) L + z sani|ioey aqngd .w,
0 [} 0 0 ) ) 0 5} ) 6L 62 98 Juswdopaaq [emsnpul S)
0 () 3] 0 0 §] 0 [} ] LG L ] 0 UeqIngns buIANO-qNS <
0 5} ) 0 ) 0 0¢ o8 st GoLv Thte 1€2§ ueqingng BuiApno
0 0 0 0 ] ) 0 [{] 0 GE9'91 §€9'9t syiret ueqingng
0 0 0 S8y 8y ey 02s 02§ 61§ 902'8L S19'8t £88°CH Aunwwod veqin
0 5] [] 0 3] 3] 0 3] ) L8L°%L [ aad 8568 ueqin [enuad
0 0 0 0 0 0 0 0 0 Gee'L 0zet et juswdojanaq w>_m:w,~:_

uonesoly uonEsolY LoNEoo||Y uofieso|iy UOREO|IY uotjeool|y uonesoly uotjeoo|lY uoneso|y uonedo|ly uonedo|ly uolea0|y uopedyisse|d asn pue aining

pasodaid pejiwsues] Bunsixg pesodosd papiwsue | Bunsixy pasodosd paplwsues) Bunsixg pasodold papiwsues | Bunsixg

sbundg ejluog apueln) esog BAlY sjejo] Auno) aa

suonedso|ly 0£0C 0Z0ZT JedA
(9)1 31av.




9 Jog ebeq

C AINSWHOVILY

92000-5002VdD

Auno) 981 jo ealy pajesodioduiun Joj uonendod .,

(o]
™
le]

I

Yol
N
N

198°0€

Luonnquysiq uonendod

AN

1727

ejol

922

juedep

vl

et
[

(Spuepam) uoneAalasuo)

00§52

21n)nouby aAIsseq

05§

aIN)nouby sAdY

IOI

300§§§

| 3

000°¢

i

[
Q
~

dngnd

einboyu
rew3snpuj

0
N
-

l

[eo1awwo)n

O

(=
o
W <

=
b=
~

[eguapIsay |ejo L

SPUEIOM SPUE] UOHEAIaSUOD)

(=

=3

SpPUeliam

SpUBjd() SpUe] UolleAlasuoy)

(=

(=4

9SIN0S3Y 19)eMpuUnoIS;uochonpay Alsusg

of Of ©f o] oOff «
el

=]

(<3

spuet uadQ

[=

Gl

&00

(=

<

-+

spuejs| J3INQ

|elny |ejSeor

of of —f of of of of ©

ol of +| o ol o o @

anIasald Allunwwod) jeiny

00L

0ov'L

3

jeiny

vodapesy

Hoduy

Ajunwwo) maN

umcm:u._mE_ abejiA Ays1aAlun

abueyDIBjU| |BIDJSWIWIOD/|BUISNPU|

abueyoIalu| |eRIBWW0D)/|BIBUIS)

abue(oisu} |ejeuan

abueyoiaiu| [euysnpuy

Kunwwo)d Aysisaiun

safiived aliqnd

ol ol of Oof of o]l ©f Of of Oof ©

JuawdojeAsq Jenisnpu]

AioBaje) asn pueq aimng Ag jenuapisay

o] of | Of Ol of ©of of of o] of ©f O] o] O

of of of of ©f of of of O] o] o) O

198

D DD DD DN DD D] DD

UEQINGnS DUAINO-aNS

o

05

%0@*000000000000%000'00%3

[=]
o~

or

uequngns buiApno

018l

ueqingng

LE9

Ajunwwo) ueqin

ooomoooooooooooooooooooooglnlgrﬁé
™~

gee

ueqn) [eNUdD

of ©f of o

ol 0| @ @

0000300*00000@000@0

™~
(3]

&}OOONQOOOOOOQOOQOOQO00000@%&&

%000(‘900000000000000

ol ©f of o

00@08OQOOQQGOQQOQ§OQO§OOQO%%ub

QQOO%OOQOQQOOQQQQ%O

0¢

3%3%%000000#000@0%0

wawdojaaag sAISUBIU)|

uoyesolly
pesodoid

uoneso|ly
pajwsue) |

uoneso|y
Buysixg

uoneo|y
pasodosd

uohesolly
pajwsuel}

UOREJOlY
Gupsixa

uoledo(fy
pasodoid

uonedo|y
pajwsue )

uoneso)Iy
Bunsixz

uonedo|ly
pesodoid

uoneso|ly
peplwsue. |

uoneso|Ny
Bunsixg’

uonedyyissejy osn) pue aimng

eAnden

|eq109 aden

210}S JUuIng

saloyg SIaA| 1o

suoRiedo||v 0€0¢ 0TOT 1B9A
(a)1 3Navl



g jog abed

¢ INJNHOVLLY

92000-5002vdO

Aunog 997 jo ealy pajesodioduiun o) uonendod .

88¥'91

[=]]

¥L'S

suonnquysig uoleindod

196'L

e————

61°C

ejol

F—

0c

juedeA

6LL1

(spuepjem) uoneAlasuo)

aIumnouby aAissed

aIN)jNdubY sANDY

0
0
0
0
0
0

o| o| o @| oD@

[erdJawwon

O

jepuapisay jejo)

SPUE[I9\\ SPUE ] UOBAISSLOY)

SPUEISM,

Spue|dn spue uoneAlasu0)

(=4

9SIN0SaY JSJEMPUNOIS/UONINPaY ANSUag

=4

=]

spuen usdQ

(=2

=4

sSpue|s| J3In0

|einy Jejseo))

B8AIBS3Id AHUNWWOD [Biny

006

’ leing

yodapes

Hody

ANUNWWIOD) MBN

abueydusiuj abejjip Alsiaaun

abueydIaju| [eRIBWIWOD[ELISNPU|

abueyoieu| [eIsWWoD/eleusd) .

abueydlau] [eJeuen

abueyoiaju| [eusnpu)

Allunwwo) AjsiaAiun

ol of o]l of of of ©f of of of ©Of ©f of of of of Of Of Of

Sanie Jljgng

D
™

Juawdojaneq [euisnpu)

Aiobaje) osn pue aimnd Ag jeljuapisay

of ©of of of ©f o of Of ©f of O] o

D] | D} D] O N} O D] Q| O O} @

[=]

Ueqingng BUARNO-aNg

00t

3

%OQOOQNQO'OQQQ%O O:O (=1 %%

(=]

oogoooaoo@@d@&o

ueqingng BuiApno

)
L]

g

ueqingqng

0

<@

Ajlunwwo) uequn

0ce

%

uBqQiQy [BRUID

of Of ©

ol ol oo

Q| ol @@

ooaoonﬁoooooocn%oco&@ SIS <@ %ﬁ%

| o] @ o] | ] @ @| @ @ | D D] O Of T @ @ @] @ | @ @ | O| Q|| D] D} D

| of @] 0| o o @ o @ @| | @ @ @ P O O] B D

0s¢

ﬁ&0300%000000@000000000000‘§§§ %QQ&@%

62

yuawdojaaag aAIsuajuj

uoneao|ly
pasodosgd

uoieso|ly
pajiwsues|

uoneso|ly
Bugsig

uoneso|y
pasodoid

uolE0|Y
papiwsues

uoneooly
Bupsig

uoneso)y
pasodolg

uonedo|y
paniwsues|

UORESOIY
Bunspg

uolnedojjy
pasodoid

UOHEOIY
pajlwsuel |

uoneso|y
Bunspg

uonedyISse| asn pue] aanyng

Aemyied sjoiueq

Hodury/Aemajes)

yoeag s4aA o4

S19A| HO4

' suoneo0||v 002 0Z0T JB9A
(a)1 3navl




9 jop abed

¢ INGWHOVLLY

92000-5002vdO

Aunog a3 jo ealy u&m..o&oo:_:n 104 uopendoy .

(=]l

£96'9¢

8EGVE

Luoinquysiq uoneindod

_ _ 2101

JuedeA

(spuejjam) uoneasasuo)

aIn)nouby anlssed

N aINNJUDbY BAlY

0
0
0
0
0
©

| O O | D@

sliand

T SR
AOIEIND:

[ewysnpu

Jeldiawwon

o
Kol
c’l
™

[eRuapisay |e30L

SPUEJISM SPUE] UOIIEAIasuo)

SPUEBlaM

Spue|d() spue] UOREAIasuo?)

(=4

9SIN0S3Y J19)EMPUNOISuonINpayY Allsuag

[=]

=}

(<

spue” uadQ

(=

[«

-+

Spue|s| J3JN0

[einy [e1Seon

of Oof ©f ©Of of ©of ©of ©

aA18s3ld AJunwwo) [einy

[
D

jeiny

yodapes]

vodiy

Ajunwiwo) maN

abueyoiaiuy abeyiA Ajisiaaiun

abuBYDJaIU| |BIJAWILOY)/[BUISTpU]

abueyolaju| (B10I3WW0Y/eI18ua0

abueyoisju| feiauan

of of of o] o of Ol O

abueyoiajuj [ewisnpuj

058

Aunwwo) Aysiaaiun

0

safiloed oliand

p=t

S

yuawdojaaaq [euisnpuj

Aiobaren asn pue auning Ag jerpuspisay

4

Olwlol ol o] ol ool ol of of of ©Oof ©of of «| Of Of Of ©f O

Q)N Ol oo ol o O O O] O|D

Ueqingng buiAnno-ans

ol Ol o] ol of ©f ©f of ©f O] of ©f ©of ©f ©f ©f ©Of ©f ©Of ©f ©Of O

003000000000300

0

QQS?Q%OQCDQCDQOCD&Q

N~
~|

€

RSN ERRRARNARRNEEL ERREEE

uequngns buApno

00z}

GL6'L

T

(=4
(=1
w
N

:

ueqIngng

098

000°L

058

g

Alunwwo) ueqin)

obLe

Ll

GLE

g

ueqJn [equan)

099

OOOOOOOOOOOOOOOOOOOOOOOOOOOIOIOI%OOOOOO|

000OOCDOOOO@QO@QOQQOQO@OO@OO@O”/

D Q| Q| @ O @ O @| Q| O D @ D @| D] O O| @] @

0

01‘1%‘%30IKDO%QQQOOOOQ%OQQOOOOQ%%%T?%Oaigg

03&%

0

0

JuawdojaAaaq aAIsuaju)

uoned0|lY
pasodold

uonedo|y
panlwsuesy

uoned0|y
Bunsixg

uoneso||y
pasodold

uoneso|ly
papwsues |

uonedojy
Bunsixg

uonedo|ly
pasodotd

uonedo)y
payiwsues |

uoneo0jIY
Bunsix3

uonedo|y
pesodosy

uoneso|y
paiwsuRs )

uoneso|y
Bunspa

uoed1yISSEI) 9SM) pueT aining

SI9AW Hod ynog

[eqiues

sojes ueg

Jobaigyop/euo)

suoieao||y 0£0Z 0Z0T JB9A
(@)1 318Vl




g jog abed Z INJWHOVLLY 92000-5002vdO

Aunod 897 jo easy pajesodiosuiun 104 uonendod ,

6890 0zt ~ 20L PO ) Lsuonnguisig uonejndogd
e0teC | 0292 | 6v2 18 | 6vCt8 | €sve8 | OL04F | 9z0Zv | tesev | 99w it €101
86T (a4 006 008 12¢ L1 82 +99'6+ 18L°¢ jueoep
e €82t 0eS' LE 0€6te 28808 96 | et gevt 19 b1 (spuejlam) uoneAIasuc)
98¢t et 00084 0008t ottT 0 [} Gi8 ainynouby anissed
662 18¢€ 10L°SL o1t 9962 0 K 0ov'e aInNoubY aAdY
600 00061 0006t onand

B UOBESOIIISHEInD
peg §9 06e ¥9 ¥9 ¥9 jeLysnpuj
89t 85t '8¢ 8¢ R ocv'L ozvt 9ze 922 sot |erdiawwon
zoL'0t 60Z'6 G0 gtop 06Zv €8b’1le e8Y+2 A ete'e 66T leuapisay |ejoL
0 0 0 0 0 0 0 i} SPUBIOAN SpPUET UOEAIasSuo )
0 0 0 0 0 0 0 ] [} 0 5] 0 SpuUeBIspA
0 ) 0 0 0 0 0 ) Spuejdn Spue} uoeAIasuo)
0 0 0 0007 000 €26t 0 ;) 0 0 0 [3) 95JN0S2Y JAjEMpPUNOID/UOIdNPaY AlISUAQ]
Sb 14 14 0 0 0 0 [ O 0 0 0 0 : spue uadp
0 0 i} 0 0 5] 0 6 i} Sy b2 4 k25 spue(s| 1IN0
0 0 0 6 0 0 00E T 00et jeiny jersecny | X
0 i} 0 0 i} 0 i} ] 0 ] L] 3A19S3Id Ajlunwwio) [einy m.
00S 008 €8¢ 0 ' 0 26z vl t ot 061 o6t 8zt fedny M
0 ) ) 5 ) ) 0 ) ) 0 ) ) Tiodapeil || &
0 i} 7] 0 i} i} 0 5] ¢ 0 ] 5] yodiy ..Au
0 0 0 0 0 ¢] 0 0 0 0 0 0 Aunwwod maN .n:
0 0. i} 0 i] 0 0 0 0 0 0 0 abueyasaul abejin Ausieaun W
0 0 ] 0 0 ] 0 5] i} 0 ) [} abueyaialuy [eIDJaWWoD /jeIsnpu| ”
0 0 0 0 0 0 0 ] 0 0 0 0 abueydiau| [eiIBlWoD/|eIauan 2
L z 6 Gl &t st 0 0 0 0 0 0 abueyoiou| |eIRUAD) M
0 0 3] 0 0 3] 0 3] ) 0 ) ) abueydiaju) [eLysnpu) -
0 0 ;] 0 0 5] 0 [3] 3] 0 0 () Aunwwod AusieAiun m
0 5] 3] 0 0 0 0 0 3] 0 [{] 6 sanioe4 olqng m
0 0 ;) 0 ;] ) 0 o [} 0 ) ] juawdojaaaq jeuysnpuj m
ovi 0 0 0 0 5] 0 0 0 0 0 0 ueqingng buiApnQ-qng
EB 068 ot9 0 ) ) 0 0 6 009 669 CElg ueqngng BUARNO
0699 6699 €628 0 0 0 0 0 ) 579 §29 989 ~UeqInang
0 0 [] 0 0 ) 69C°€l 69Z'et 2808 005 00§ 928 Aunwwo) ueqin
009°¢ 609 ad 0 (5] 3] 00Z'8 0028 Z50°€ 0 5} ) ueqin [enua)
G9¢E 09¢ 1€ 0 0 ) 0 [} 0 € € § juswdojeaaqg anisuauj
uoned0|Iy uoHEIO|Y uoneo0llY uoiedo|y uonedolY uoneooly uonedoly uonedoy uonedo|iy uonedo|y uoReaoly uonedo|iy uopedljisse|d asn pue ainng
pesodoig papnusuel | Bunsix3 pasodoid pajiwsues| Bunsixg pesodoid peylwsuel| Bunsixy pesodold papiwsuely Bunsixg
siaky HO4 YyuoN Aunog a9 Jseaynos saloy ybiye puejs) auid

sSuones0|y 002 6ZOT JBIA
(@)1 31g9vL



9 Jog abed

Z INSWHOVLLlY 92000-6002vdO
Auno) 891 Jo ealy pajesodioouiun 1o} uoneindod ,
G6€'GC v11'9 Luonnguysig uonendod
veT'8t | 880¢ | 620hF | 620kt | ST+t [ejoL
828 611 812t 822t JueseA
979°¢ 18€ 18€ 8¢ (spuepam) uojeAIasu0)
08 619°¢ 819'¢ 98¢ aIn}inouby aAIsseq
£€8 Ly 2224 8224 2IN)NoLDY aAOY

|lDI

3Nand

[ewysnpuy

[=]| B
Q|| <ol
N
-

~—

| o}

[e1o1aWwwo)

I.Dj
<
N
™

M~
re]
N
™

[eRuapiSay |ejo L

SPUENSM SPUE| UOHIEAIBSUOD)

SPUBISM

Spue|d() SPUE UOBAIISUOD)

(<4

95JN0S3Y JajEMpUNoID/UCHINpay Alisuad

=4

spue uadp

<

Spue|s| Jano

o]l of o] of ©f ol ©

jeiny jeiseod

of of ol ©of of o] o] ©

9v0'€

aMIasald Aiunwwo) [einy

0S€E’L

S

€9

N~
el

leiny

Hodapes|

vodity

Aunwwo) maN

abueyosayu| abea Ayisiaaiun

abuBLDIBU] [BIDIWWOD/[ELISNPU|

abueydIdu| |erlswwo)/elausas)

~!

abueyouaju| jelausg

abueydiaju| [enisnpuj

Aunwwo) Ajsiaaiun

sanioed dlignd

of of of Of N ©f O] O of Oof ©

Of Of of ©of ©of Ol of Of ©of ©Of ©

yawdojaaaq [euisnpuj

Aiobajey asn pueq aumng Ag [eyuap,lsag

056

Of ©f of ©of of | of ©of Of ©of of O

ueqingng buiApnO-qnNg

S

%00000300000@%0

ueqingng buApno

0

0L’}

:

ueqngng

1]

id

&

. Auunwiwo?) ueqin

0

ueqin |enua)

o] ©f Of o] O

0000g@@@@@ﬁf@OOQOQ%OOQ%%@Q@%&W

QGOQ&QQOOO&QQOOOQ%O Oi% (=4 ~§§m;

0

0@§%§0®000®000@00500000000%%%;3%&%%%

©
0

Cb0303000000000000%%0000@00%

OQ$QQOOQOOQOOQOGQ$§ (=] =] =] (= %&wwi

JuawdoldAag aAIsuaju|

uonedo(ly
pasodoid

uoneoo|ly
paywsues)

uonedo|ly
Bunsixgy

uonedo||y
pasodoig

uolieso|y
pajnusuel]

uoljedo] |y
Bunsig

uoleso|y
pasodosd

uoneoo||y

uoned0|y

uogealyisse|] asn pue] ainjng

paniwsues)

Bunspg

aloysheg

019)s3

weybunjong

suoeso|ly 0€0Z 6TOT 1834
(@)1 3718Vl




Amendments to Tablel(b) and Map 16

The existing allocation table and map have been amended periodically since it was adopted.

PAM/T 98-07 — This amendment created a new Future Land Use Map designation
“Mixed Use Interchange” and amended the allocation to reflect this change.

PAB 99-20-M/T - This amendment created 2 new planning communities to
acknowledge the incorporation of the City of Bonita Springs and the Community Plan
for the Bayshore community.  While community plans are not required to follow
planning community lines, the Bayshore Community Plan was split between the Alva
and North Fort Myers Planning Communities. It made sense to establish a Bayshore
Planning Community. Other changes to the map reflected Future Land Use Map
changes adopted after the creation of the Planning Communities Map. These changes
included the expansion of the “Airport” category, a change from Industrial to Open
Lands (reflecting existing uses), and a change from DRGR to Urban Community based
on the adopted Lehigh Commercial Study. These changes primarily impacted the
Southeast Lee County Planning Community where Future Urban land use categories
typically did not exist. This amendment also made changes to the allocation table based
on these changes and to reflect changes in development patterns such as the 1,600 unit
reduction in the Brooks’ DRI approval. This amendment followed the MPO Traffic
Analysis Zonal Data project. This helped staff refine existing uses at the TAZ level and
identified areas where the existing allocation was excessive and where the allocation
would not accommodate anticipated growth. These changes were primarily shifting
residential acreages from one Future Land Use Categories to another within the same
Planning Community and did not change the population accommodation within the
Planning Community.

CPA2002-00006 ~ This amendment corrected an oversight from the 1999 amendment
where the Bayshore Community was split from the Alva and North Fort Myers
Community. Inadvertently, the entire allocation of Outlying Suburban had been shifted
to the Bayshore Community while there was still a 172 acre portion of Alva designated
Outlying Suburban.

CPA2004-00015 — This amendment was required to address changes in the Fort Myers
Shores Planning Community due to the adoption of the Caloosahatchee Shores
Community Plan. This plan redesignated lands from Rural and Suburban to Outlying
Suburban. Since no Outlying Suburban designation previously existed in the Fort
Myers Shores Planning Community, there was no allocation for residential uses in
Outlying Suburban. This amendment made changes to the residential acreage
allocations between the Future Land Use Categories but did not alter the overall
population accommodation of the Fort Myers Shores Planning Community.

ATTACHMENT 3 FOR November 14, 2006
CPA2005-00026 Page 1 of 1
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LEE COUNTY ORDINANCE NO.
(Update BEBR Population Projections)
(CPA2005-26)

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE

PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY

ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT AMENDMENT

CPA2005-26 (PERTAINING TO THE BEBR POPULATION PROJECTION

AND MAPS 8 AND 16 UPDATE) APPROVED DURING THE COUNTY’S

2005/2006 REGULAR COMPREHENSIVE PLAN AMENDMENT CYCLE;

PROVIDING FOR AMENDMENTS TO ADOPTED TEXT AND MAPS;

PURPOSE AND SHORT TITLE; LEGAL EFFECT OF “THE LEE PLAN";

GEOGRAPHICAL APPLICABILITY; SEVERABILITY, CODIFICATION,

SCRIVENER’S ERRORS, AND AN EFFECTIVE DATE.

WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) Policy 2.4.1. and
Chapter XIII, provides for adoption of amendments to the Plan in compliance with State
statutes and in accordance with administrative procedures adopted by the Board of County
Commissioners (“Board”); and,

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and
Lee County Administrative Code AC-13-6 provide an opportunity for the public to
participate in thé-plan amendment public hearing process; and,

WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing on
the proposed amendment in accordance with Florida Statutes and the Lee County
Administrative Code on November 27, 2006; and,

WHEREAS, the Board held a public hearing for the transmittal of the proposed
amendment on December 13, 2006. At that hearing, the Board approved a motion to
send, and did later send, proposed amendment CPA2006-26 pertaining to the BEBR

Population Projection Update and the revisions to Map 16 to the Florida Department of

Community Affairs (“DCA”) for review and comment; and,

Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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WHEREAS, at the December 13, 2006 meeting, the Board announced its intention
to hold a public hearing after the receipt of DCA’s written comments commonly referred to
as the “ORC Report.” DCA issued their ORC report on March 2, 2007; and,

WHEREAS, .at a public hearing on April 11, 2007, the Board moved to adopt the
proposed amendment to the Lee Plan set forth herein.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIbA, THAT:

SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance With'
Chaptér 163, Part Il, Florida Statutes, énd with Lee County Administrative Code AC-1 3—6,
conducted public hearings to review proposed amendments to the Lee Plan. The purpose
of this ordinance is to adopt the amendments to the Le-e Pllan discussed at those meetings
and approved by a majority of the Board of Couﬁty Commissioners. The short title ahd
proper reference for the Lee County Comprehensive Land Use Plan, as.hereby.amended,
will continue to be the “Lee Plan.” This amending ordinance may be referred to as the
“2005/2006 Regular Comprehensive Plan Amendment Cycle CPA2605-26 BEBR
Population Projection and Map 16 Update Ordinance.”

SECTION TwWO: ADOPTION OF LEE COUNTY'S 2005/2006 REGULAR

COMPREHE-NSIVE PLAN AMENDMENT CYCLE

The Lee County Board of County Commissioners amends the existing Lee Plan,
adopted by Ordinance Number 89-02, as amended, by‘adc')pting an amendment, as
revised by the Board on April 11, 2007, known as CPA2005-26. CPA2005-26 amends the
Lee Plan to update the BEBR Population projections and amends Map 16 to refiect current

City boundaries.

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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The corresponding Staff Reports and Analysis, along with all attachments for this
amendment are adopted as “Support Documentation” for the Lee Plan.

SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN”

No public or private development will be permitted except in conformity with the Lee
Plan. Allland development régulations and land development orders must be consistent
with the Lee Plan as amended.

SECTION FOUR: GEOGRAPHIC APPLICABILITY

The Lee Plan is applicable throughout the unincorporated area of Lee County,
Florida, exceptin those unincorporated areas included in joint or interlocal agreementé with
other local governments that specifically provide otherwise.

SECTION FIVE: SEVERABILITY

The provisions of this ordinance are severable and it is the intention of the Board of
County Commissioners of LLee County, Florida, to confer the whole or any part of the
powers herein provided. If any of the provisions of this ordinance are held unconstitutional
by a court of competent jurisdiction, the decis}ion of that éourt will not affect or impair the
remaining provisions of this ordinance. It is hereby declared to b‘e the legislative intent of
the Board that this ordinance would have been adopted had the unconstitutional provisions
not been included therein.

SECTION SIX: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’ ERROR

It is the intention of tﬁe Board of County Commissioners that the provisions of this
ordinance will become and-be made a part of the Lee County Code. Sections of this

ordinance may be renumbered or relettered and the word “ordinance” may be changed to

“section,” “article,” or other appropriate word or phrase in order to accomplish this -

intention; and regardless of whether inclusion in the code is accomplished, sections of this

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinaﬁce CPA2005-26 (BEBR Population Projection Update)
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ordinance may be renumbered or relettered. The correction of typographical errors that do
not affect the intent, may be authorized by the County Manager, or his or her désignee,
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the
Circuit Court.

-SECTION SEVEN: EFFECTIVE DATE : : .

The plan amendments adopted herein are not effective until a fihal order is issued
by the DCA or Administrative Commission finding the amendment in compliance with
Section 163.3184, Florida Statutes, whichever occurs earlier. No development or_ders,
development permits, or land uses dependent on this amendment may be issued or
commence befére the amendment has become effective. If a final order of noncompliance
is issued by the Administration Commission, this amendment may nevertheless be made
effective by adoption of a resolution affirming its effective status. A copy of_such resolution
will be sent to the DCA, Bureau of Local Planning, 2555 Shumard Oak Boulevard,
Tallahassee, Florida 32399-2100. "

THE FOREGOING ORDINANCE was offered by Commissioner _- , who
moved its adoption. The motion was seconded by Commissioﬁer . The vote
was as follows:

Robert P. Janes
Brian Bigelow
Ray Judah
Tammy Hall

Frank Mann

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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DONE AND ADOPTED this 11" day of April 2007.

ATTEST: LEE COUNTY
CHARLIE GREEN, CLERK BOARD OF COUNTY COMMISSIONERS
BY: BY:
Deputy Clerk Robert P. Janes, Chair
DATE:

Approved as to form by:

Donna Marie Collins
County Attorney’s Office

2005/2006 Regular Lee Plan Amend Cycle Adoption Ordinance CPA2005-26 (BEBR Population Projection Update)
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LEE COUNTY ORDINANCE NO.
(Update BEBR Population Projections)
(CPA2005-26)

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE

PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY

ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT AMENDMENT

CPA2005-26 (PERTAINING TO THE BEBR POPULATION PROJECTION

AND MAPS 8 AND 16 UPDATE) APPROVED DURING THE COUNTY’S

2005/2006 REGULAR COMPREHENSIVE PLAN AMENDMENT CYCLE;

PROVIDING FOR AMENDMENTS TO ADOPTED TEXT AND MAPS;

PURPOSE AND SHORT TITLE; LEGAL EFFECT OF “THE LEE PLAN";

GEOGRAPHICAL APPLICABILITY; SEVERABILITY, CODIFICATION,

SCRIVENER’S ERRORS, AND AN EFFECTIVE DATE.

WHEREAS, the Lee County Comprehensive Plan (“‘Lee Plan”) Policy 2.4.1. and
Chapter Xlll, provides for adoption of amendments to the Plan in compliance with State
statutes and in accordance with administrative procedures adopted by the Board of County
Commissioners (“Board”); and,

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and
Lee County Administrative Code AC-13-6 provide an opportunity for the public to
participate in the plan amendment public hearing process; and,

WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing on
the proposed amendment in accordance with Florida Statutes and the Lee County
Administrative Code on November 27, 2006; and,

WHEREAS, the Board held a public hearing for the transmittal of the proposed
amendment on December 13, 2006. At that hearing, the Board approved a motion to
- send, and did later send, proposed amendment CPA2006-26 pertaining to the BEBR

Population Projecﬁon Update and the revisions to Map 16 to the Florida Department of

Community Affairs (“DCA”) for review and comment; and,
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WHEREAS, atthe December 13, 2006 meeting, the Board announced its intention
to hold a public hearing after the receipt of DCA’s written comments commonly referred to
"~ as the “ORC Report.” DCA issued their ORC report on March 2, 2007; and,

WHEREAS, at a public hearing on April 11, 2007, the Board moved to adopt the
proposed amendment to the Lee Plan set forth herein.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT:

SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance w'ith'
Chapter 163, Part Il, Florida Statutes, and with Lee County Administrative Code AC-13-6,
conducted public hearings to review proposed amendments to the Lee Plan. The purpose
of this ordinance is to adopt the amendments to the Le.e Plan discussed at those meetings
and approved by a maijority of the Board of County Commissioners. The short title ahd
proper reference for the Lee County Comprehensive Land Use Plan, as hereby amended,
will continue to be the “Lee Plan.” This amending ordinance may be referred to as the
“2005/2006 Regular Comprehensive Plan Amendment Cycle CPA2005-26 BEBR
Population Projection and Map 16 Update Ordinance.”

SECTION TWO: ADOPTION OF LEE COUNTY’'S 2005/2006 REGULAR

COMPREHE'NSIVE.PLAN AMENDMENT CYCLE

The Lee County Board of County Commissioners amends the existing Lee Plan,
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, as
revised by the Board on April 11, 2007, known as CPA2005-26. CPA2005-26 amends the
Lee Planto update the BEBR Populatyion projections and amends Map 16 to refiect current

City boundaries.
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The corresponding Staff Reports and Analysis, along with all attachments for this
amendment are adopted as “Support Documentation” for the Lee Plan.

SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN”

No public or private development will be permitted except in conformity with the Lee
Plan. All land development régu|ations and land development orders must be consistent

with the Lee Plan as amended.

SECTION FOUR: GEOGRAPHIC APPLICABILITY
The Lee Plan is applicable throughout the unincorporated area of Lee County,
Florida, except in those unincorporated areas included in joint or interlocal agreementé with

other local governments that specifically provide otherwise.

SECTION FIVE: SEVERABILITY

The provisions of this ordinance are severable and it is the intention of the Board of
County Commissioners of Lee County, Florida, to confer the whole or any part of the
powers herein provided. If any of the provisions of this ordinance are held unconstitutional
by a court of competent jurisdiction, the decisvion of that éourt will not affect or impair the
remaining provisions of this ordinance. It is hereby declared to b‘e the legislative intent of
the Board that this ordinance would have been adopted had the unconstitutional provisions
not been included therein.

SECTION SIX: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’ ERROR

It is the intention of the Board of Count;/ Commissioners that the provisions of this
ordinance will become and be made a part of the Lee County Code. Sections of this
ordinance may be renumbered or relettered and the word “ordinance” may be changed to
“section,” “article,” or other appropriate word or phrase in order to accomplish this .

intention; and regardless of whether inclusion in the code is accomplished, sections of this
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ordinance may be renumbered or relettered. The correction of typographical errors that do
not affect the intent, may be authorized by the County Manager, or his or her désignee,
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the
Circuit Court.

-SECTION SEVEN: EFFECTIVE DATE ' S

The plan amendments adopted herein are not effective until a final order is issued
by the DCA or Administrative Commission finding the amendment in compliance with
Section 163.3184, Florida Statutes, whichever occurs earlier. No development orders,
development permits, or land uses dependent on this amendment may be issued or
commence before the amehdment has become effective. If afinal order of noncompliance
is issued by the Administration Commission, this amendment may nevertheless be made
effective by adoption of a resolution affirming its effective status. A copy of such resolution
will be sent to the DCA, Bureau of Local Planning, 2555 Shumard Oak Boulevard,
Tallahassee, Florida 32399-2100. |

THE FOREGOING ORDINANCE was offered by Commissioner , who
moved its adoption. The motion was seconded by Commissioner . The vote
was as follows:

Robert P. Janes
Brian Bigelow
Ray Judah
Tammy Hall

Frank Mann
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DONE AND ADOPTED this 11" day of April 2007.

ATTEST: ‘ LEE COUNTY
CHARLIE GREEN, CLERK BOARD OF COUNTY COMMISSIONERS
BY: BY:
Deputy Clerk Robert P. Janes, Chair
DATE:

Approved as to form by:

Donna Marie Collins
County Attorney’s Office
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CPA2005-26
LANDUSE ACREAGE ALLOCATIONS
PUBLICLY INITIATED
AMENDMENT
TO THE

LEE COUNTY COMPREHENSIVE PLAN

THE LEE PLAN

Publicly Initiated Application
and Lee County Staff Analysis

DCA Transmittal Hearing Document

Lee County Planning Division
1500 Monroe Street
P.O. Box 398
Fort Myers, FL 33902-0398
(239) 479-8585 ’

December 18, 2006




LEE COUNTY
DIVISION OF PLANNING
.STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2005-26

v'| Text Amendment v'| Map Amendment

This Document Contains the Following Reviews:"

v | Staff Review

v" | Local Planning Agency Review and Recommendation

v" | Board of County Commissioners Hearing for Transmittal

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

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: November 14, 2006

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DCD/DIVISION OF PLANNING

2. REQUEST: Amend Future Land Use Element Policies: 1.1.1 and 1.7.6, converting the
Lee Plan's planning horizon to the year 2030 and revising Table 1(b) Planning
Community Year 2020 Allocations to update the allocations through the Year 2030.
Amend The Lee Plan Map 16 (Lee County Planning Communities Map) to reflect the
changes in municipal boundaries.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY :
1. RECOMMENDATION: Planning staff recommends that he Board of County
Commissioners transmit the proposed amendment to the Lee Plan to the Department
of Community Affairs. This proposed amendment will change Map 16 to reflect the

STAFF REPORT FOR ' December 18, 2006
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current city boundaries (Attachment 1). A separate amendment is also under review
to reflect the desires of the citizens in the San Carlos Planning Community regarding
the border west of US 41 along Pine Road (CPA2005-00016). Planning staff also
recommends that Table 1(b) be revised to accommodate the most recent. 2030
population projections! for Lee County and associated development and renamed to
“Planning Community Year 2030 Allocations” (Attachment 2). Staff also recommends
that Lee Plan Policies 1.1.1 and 1.7.6 be amended as provided below.

POLICY 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use Map
series (see Policies 1.7.6 and 2.2.2). They depict the extent of development through the year
2020 2030. No development orders or extensions to development orders will be issued or
approved by Lee County which would allow the Planning Community’s acreage totals for
residential, commercial or industrial uses established in Table 1(b) to be exceeded (see Policy
1.7.6). The cities of Fort Myers, Cape Coral, ans-Sanibel, Bonita Springs and Town of Fort
Myers Beach are depicted on these maps only to indicate the approximate intensities of
development permitted under the comprehensive plans of those cities. Residential densities are
described in the following policies and summarized in Table 1(a). (Amended by Ordinance No.
94-29, 98-09)

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020 2030. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which would
allow the acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded. This policy will be implemented as follows:

1. For each Planning Community the County will maintain a parcel based database of
.existing land use. The database will be periodically updated at least twice every year, in
September and March, for each Planning Community.

2. Project reviews for development orders must include a review of the capacity, in acres, that
will be consumed by buildout of the development order. No development order, or extension of
a development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table
1(b), Acreage Allocation Table regardless of other project approvals in that Planning
Community.

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and
Appraisal Report, and every five years thereafter, the County must conduct a comprehensive
evaluation of Planning Community Map and the Acreage Allocation Table system, including
but not limited to, the appropriateness of land use distribution, problems with administrative

! Florida Population Studies, Volume 39 Bulletin 114, Bureau of Economic and Business Research, February 2006.
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implementations, if any, and areas where the Planning Community Map and the'Acreage
Allocation Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 00-22)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

¢ The planning time horizon for the Lee Plan should be extended to the Year 2030.

e The current Lee Plan Table 1(b) population projections are the 2020 mid-range
projections from the February1996 University of Florida Bureau of Economic and
Business Research (BEBR) publication. '

e The most recent University of Florida Bureau of Economic and Business Research

: (BEBR) projections were published in February 2006. :

e BEBR's 2020 population projection for Lee County listed in the 2006 Population
Study is 37.6% higher than the projected population used for the adopted 2020
allocation table.

e The estimate from BEBR for Lee County’s April 1, 2006 population is 16,392
persons less than the 1996 BEBR projection for 2020.

e The proposed allocations are intended to accommodate Lee County’s projected
2030 population.

o The allocation table includes a “safety factor” of 25% of the increase in the
unincorporated population.

o The current allocation table accommodates 80,000 fewer residents in the
unincorporated area of Lee County than is projected for the year 2030.

C. BACKGROUND INFORMATION

This amendment was initiated by the Board of County Commissioners on September 28, 2005
to implement recommendations from The 2004 Evaluation and Appraisal Report (EAR). The
EAR included a recommendation to update the planning horizon of the plan to the year 2030
and adjust the Planning Communities Map (Lee Plan Map 16) to reflect changes in the
municipal boundaries. Extending the Lee Plan planning time horizon to 2030 for other
elements requires that the Planning Community Year 2020 Allocations Table (Table. 1(b))
allocate enough acreage for the regulated uses to accommodate the 2030 populatlon
projections.

The current allocation table is based on a 2020 population of 602,000 with a 25% population
buffer on the increment of growth between 1997 and 2020 or 653,939 people. The most recent
University of Florida Bureau of Economic and Business Research (BEBR) projection for 2020
is 828,500 and the 2030 projection is 979,000. The most recent population estimate for Lee
County, April 1, 2006, is 585,608. As required by Rule 9J-5.005(2)(e), the revised allocation
table will be based on this BEBR projection. To remain consistent with other Elements of the
Lee Plan, the Table 1(b) needs to be amended to reflect the land use needs to accommodate
the population estimates through the year 2030 which, through the Evaluation and Appraisal
Report amendments, is the time horizon of the rest of the Lee Plan Elements. Using the
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previously accepted methodology, a 25% population buffer on the increment between 2006
and 2030 is added to the 2030 projection to allow for market shifts. Therefore, the allocation
table will accommodate a population of 1,086,207.

PART II - STAFF ANALYSIS
A, STAFF DISCUSSION

Origin of the Planning Community Year 2020 Allocations Table 1(b) ‘

The Planning Community Year 2020 Allocations Table and Planning Communities Map
evolved from the Year 2010 Overlay Maps 16 and 17. The original 2010 Overlay was a result
of the 1989 Settlement Agreement with the Department of Community Affairs (DCA). This
agreement required the County to amend the Future Land Use Map Series by designating the
proposed distribution, extend, and location of the generalized land uses required by Rule 9]-
5.006(4)(a)1.-9 for the year 2010. This was accomplished by creating 115 sub-districts,
generally nesting within the then existing 15 adopted Planning Districts, and allocating
projected acreage totals, for each generalized land uses, needed to accommodate the
projected 2010 population. Policies were added to the plan that provided that no
development approvals would be issued in a sub-district that would cause the acreage total
set for that land use category to be exceeded. The Overlay, in plain terms, was a device
designed to reconcile the population accommodation capacity of the Future Land Use Map
(estimated to be 70 years in 1989) with the 20-year time frame in the text of the element. It
was also designed to provide more certainty as to the extent and location of future
commercial and industrial development.

The Methodology Behind the Year 2010 Overlay

Residential aéreage allocations were derived by projecting dwelling unit control totals for the
year 2010 for each of the County’s 15 planning districts. These units were then distributed
into the sub-districts following an analysis of existing units, and buildout units for each sub-
district. Units were changed to acres by applying a density factor based on The Future Land
Use category. Unfortunately, the base data for existing dwelling units at that time was
unreliable. The county did not have adequate data on any existing land use. This lack of an
accurate inventory made it extremely difficult to project accurate needs and their required
acreage figures. In addition, there was no safety or flexibility factor included in the
residential projections.

A Countywide commercial acreage figure was established by a consultant. Alternativel);,
Socio-economic data from the metropolitan Planning organization was used equated to
existing acreage resulting in an employee per acre figure. A straight line projection was
made by Planning District. These figures were then disaggregated into the sub-districts.
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Industrial allocations were based on the acreage figures for the Industrial Development,
Industrial Interchange, Airport Commerce, and Industrial/Commercial Interchange
categories and the employment goal in Policy 7.1.3. All of these figures were reviewed in
light of data generated in other studies and the inventory of existing uses in an effort to make
the final figures consistent, '

Problems with the Implementation of the Year 2010 Overlay

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory, the lack of a
reliable existing land use database, and difficulty in explaining the concept and regulatory
nature of the overlay to the public. A major effort was directed at resolving some of these
problems. The establishment of a reliable database identifying the current baseline of uses
was essential for the establishment and monitoring of a workable overlay. There were still
issues with the overlay, however, that could not be resolved in a principled and satisfactory
manner. These included:

1. Sub-districts proved to be too small to allow needed flexibility. The average sub-
district size is 4,000 acres (not including those totally located within one of the
municipalities;

2. The sub-district boundaries, originally based on traffic analysis Zones, were erroneous.
Many existing and proposed developments (even parcels) cross sub-district lines;

3. How to treat quasi-public uses, such as churches and schools;

4. How to treat recreational facilities in residential developments;

5. How to treat platted subdivisions with existing r.oads, but few hoﬁses;
6. How to treat mineral extraction;

7. The treatment of DRIs with lengthy buildout periods;

8. How to treat large lot developments and in general developments that are vastly
different from the assumptions in the Lee Plan; and, '

9. The apparent need to restrict conservation, agricultural and recreational uses that
exceed the acreage thresholds.
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It was possible to devise rules to deal with all of these situations; these rules, however, were
relatively arbitrary and provided the County with little valuable information for
infrastructure planning purposes.

The commercial allocations have caused the most controversy, due to the speculative nature
of the employee projections, the inaccurate data in the initial inventory, and the absence of
alternatives to the crude straight-line averaging of the existing and buildout employees per
acre ratios described in the previous section. Some of the allocations in the Overlay were
inadequate to accommodate even the existing uses, and others were exceeded as the result of
a single zoning case or development order application. The County has responded to the
capacity deficits by delaying the legal effectiveness of the overlay until the last point
permitted by the 1989 settlement agreement. Procrastination, however, did not solve the
problem; in fact, it made the situation worse by increasing the expectations of the affected
property owners and financial institutions.

Proposed Elimination of the Overlay by the 1994 EAR

In response to the shortcomings in the Year 2010 Overlay, the County, as part of the 1994
Evaluation and Appraisal Report (EAR) amendments, proposed the elimination of the
overlay. The DCA took strong opposition to this proposal and found the amendment to be
not in compliance. The finding of non-compliance also included several other objections to
the proposed EAR amendments. By far the main point of contention between the County
and DCA was eliminating the overlay. Upon completion of the Administrative Hearing and
issuance of the Recommended Final Order by the Hearing Judge, the County and DCA
entered into negotiations to resolve the remaining issues. There were several meetings and
some progress was made, but ultimately a mutually agreed upon settlement could not be
- reached. The case went before the Governor and his Cabinet, acting as the Land and Water
Adjudicatory Committee. [Final Order No. AC-96-11 was issued on July 25, 1996] The Final
Order specified- that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chapter 163, Part II, F.S., and Rule 9J-5, FAC.
The Final Order required Lee County to rescind, and not make -effective, all of the
amendments which sought to delete the Year 2010 Overlay to bring the plan amendments as
a whole into compliance. Therefore, the Year 2010 Overlay remained a regulatory
requirement of the Lee Plan.

The Final Order did recognize that the Year 2010 Overlay was not the only mechanism to

address the issues at hand. The order states this “determination does not mean that Lee

County must retain the 2010 Overlay indefinitely, or that the 2010 Overlay is the only

planning tool appropriate for Lee County. The 2010 Overlay can be deleted from the Lee

" Plan’if alternative planning controls are established to compensate for the deletion of the
overlay.” '

4
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During the negotiations, mentioned earlier the County and DCA had several discussions on
appropriate alternatives to the overlay. ' There were several themes the department felt were
necessary components of an alternative. The department felt strongly that communities
should be utilized as planning areas, a concept that planning staff agrees with. Regarding
mixed-use categories, it was the department’s belief that percentage distribution between
uses was the best way to regulate the mix. They did concur that the acreage limitations
contained in the overlay were a way to satisfy this.requirement. The department was also
concerned with hurricane evacuation and the population at risk. During these negotiations
the County and DCA found much common ground. Every attempt was made in the
proposed replacement to the Year 2010 Overlay to address all of the departments concerns.

Amendment to Replace the Year 2010 Overlay

Included in the 1996 EAR Addendum cycle was an amendment to configure a replacement
mechanism for the Year 2010 Overlay that addressed many of the identified shortfalls of the
overlay while keeping the Lee Plan in compliance with the minimum criteria rule and Florida
Statutes. Many of the issues that were discussed during the negotiations mentioned above
were incorporated. The replacement to the 2010 Overlay has three basic tenets: to simplify
the overlay by reducing the number of districts; expanding the planning horizon to the year
2020 to be consistent with the rest of the plan; and, utilizing the April 1, 1995 Bureau of
Economic and Business Research (BEBR) Mid-Range 2020 population projections? replacing
the projections from the 1994 EAR. '

The small geographic areas of the 115 sub-districts included in the Year 2010 Overlay proved
to be an unmanageable system for the intended outcome. The initial Planning Communities
Map that replaced Map 16 identified 20 distinct areas within the County. The number and
size of the districts was the subject of much debate. The size of the planning communities
needed to be large enough to avoid the long range planning allocation problem of the 2010
overlay yet not too large where there would be little certainty in the location of the controlled
uses. Planning staff brought a preliminary map to the Local Planning Agency (LPA) in the
spring of 1997. A consensus was reached that there should be 20 communities and the
Planning Community Map included in the 1996 EAR Addendum amendment cycle was
supported as a workable replacement to resolve the district size issue of the Year 2010
Overlay while still providing a level of certainty.

Map 17 of the original overlay was initially intended to provide a graphic representation of
the development potential of each sub-district. The map, which was actually a series of 115
bar charts, fell horribly short of this aspiration. While it was refined over time to better
perform this task, it made sense to call it what it was, a table of acreage limitations.

% Florida Pbpulation Studies, Volume 29 Number 2 Bulletin No. 114, Bureau of Economic and Business Research,
February 1996. -
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Therefore, the amendment eliminated Map 17 and added a new table, Table 1(b) Acreage
Allocation Table, to the Lee Plan.

For a history of amendments to Tablel(b) and Map 16 see attachment 3.
- B. METHODOLOGY

The methodology for updating Table 1(b) for the year 2030 is essentially the same as the
original allocation table methodology. The models used to initially establish the County
control totals and those used to disseminate the acreages to the Planning Communities have
been updated with data on development since the original allocations were made. New
approvals have also been incorporated into the model as well as the counties efforts in land
conservation though the Conservation 2020 program.

Population _ » |
Residential land use data from the existing land use database, maintained by planning ‘staff,

has been integrated with census data for persons per household and residential occupancy
rates to estimate population by year. These estimates have been compared with the annual
estimates from BEBR. This comparison of data reveals a consistency between the two data
sources. Therefore, staff has concluded there is no justifiable basis for adopting a 2030
population projection from a different source and recommends using the BEBR mid range
2030 projection from the February 2006 Population Studies Bulletin 144 as the official
population projection for the Planning Community Allocation Table. Maintaining the
existing methodology, a 25% population buffer is applied to the projected increase in
population. The proper way to allow for a flexibility factor was the subject of considerable
debate during the administrative hearing. Utilizing 125% of the incremental growth was
supported by recognized planning literature.  Therefore, the allocation table will
accommodate a population of 979,000 plus a 25% safety buffer on the increment of growth
between the 2005 estimate and the 2030 projection. This equals 107,200 people. Since the
allocation table will only need to accommodate the population expected in the
unincorporated portion of the county, the buffer was proportioned based on the percent of
total county population to the unincorporated population currently (53%). The proposed
allocation table will include enough residential acreage to accommodate an unincorporated
population of 495,000.

Residential Use ‘

The BEBR population projection of 979,000 is being used as the countywide control total for
permanent resident population. As stated above, the unincorporated portion of this
projection plus a proportion of a 25% safety buffer is 495,000. The accommodation of this
population and safety buffer is distributed amongst the existing 17 planning communities
according to the methodology established in the original amendment establishing the
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allocation table mechanism of the Lee Plan. This process uses a sophisticated collection of
databases developed by planning staff. Utilizing the existing land use database, dwelling
unit counts for each unincorporated Planning Community are determined and entered into a
spreadsheet. . Due to the very nature of the various communities, population characteristics
will vary. Planning staff compiled a database of demographic components for the individual
Planning Communities from the available census information and reports from BEBR. The
1996 methodology applied unique occupancy rates to each planning community. At the time
the data was not available to make unique assumptions for persons per household (PPH).
Since the release of the 2000 Census, staff has updated this information and is now able to
aggregate census block level information to generate unique PPH estimates for each
community as well as updated occupancy rates.

The next task was to generate unit projections for each community for the year 2030. To start,
the population projections for the City of Bonita Springs, City of Cape Coral, City of Fort
Myers, City of Sanibel, and the Town of Fort Myers Beach were directly input from
information provided to the Division of Planning from these municipalities. Lehigh Acres
* also had an agreed upon population figure, generated by a population study completed for
the Smart Growth Department. These results were also input into the accommodation
model. The remaining unincorporated community population projections were evaluated
using the approved Planned Development and subdivision information and the historical
growth trends for each community. Each community's dwelling units (DU) were trended out
to the year 2030 with a built in cap based on the Future Land Use Map's potential additional
units allowed on the existing undeveloped land and adopted Lee Plan Assumptions.

The model was redesigned to evaluate the increment of new dwelling units needed to
accommodate the projected 2030 population. The April 1, 2005 dwelling unit count and
existing residential acres from the existing land use database were set as the base line date for
the reallocation analysis. The difference in population from 2005 to 2030 was used as a target
for determining the need for new dwelling units. An equation was added to the model that
multiplies the increment between the proposed allocation and the existing residential acreage
inventory to the planning community’s residential dwelling unit per acres assumption for the
FLUM designation which results in a figure for assumed new dwelling units. The new unit
estimates were added to the existing dwelling unit inventory and multiplied by the estimated
community occupancy rate and PPH to determine the accommodated 2030 population. The
results by planning community were summed and then compared to the unincorporated
portion of the 2030 BEBR projection. Adjustments were made to assure that the population .
increment plus 25% was matched. This process required a “hands on” approach comparing
available land, zoning, natural features, and access to land while continually monitoring the
impacts each change had on the target population.
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'Commercial

In August 2006, a consultant was hired by Lee County to re-examine the commercial and.
industrial land needs to determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and will result in a revised
methodology replacing the one used to determine the commercial need for the adopted Table
- 1(b). The existing methodology was formulated by a consultant for the 1986 Commercial
Needs Study initiated by Lee County for the 1988 EAR. The 1986 study was refined by staff
for the original 2020 allocation table. This revised methodology is the basis for the 2030
commercial allocation update. New data on development since the first staff revision has
been added to the model. Revisions to the allocations may be warranted pending the
outcome of the ongoing study. »

Historically, most commercial and industrial development occurred within the existing cities
in Lee County, primarily Fort Myers. As the City of Fort Myers’ supply of available
commercial and industrial land was depleted, new sites were developed in unincorporated
areas of the county. These new developments tended to occur in concentrated areas
somewhat segregated and buffered from residential uses. This pattern of development
continues to the present time: however, the smart growth initiative promotes mixed use

project designs in appropriate areas which will result in modified patterns of non-residential -

uses.

Data from the Planning Division Existing Land Use database shows that, overtime (1980-
2005), the amount of commercially developed land (and associated building space) per
person has increased slightly in the unincorporated areas of Lee County. This trend can be
explained by the fact that commercial development generally occurs along the major
transportation corridors. The US 41 corridor is the primary north/south route through Lee
County. Property along this road within the City of Fort Myers has been developed and
unavailable for new commercial development pushing new development north and south to
the unincorporated areas of Lee County. Also, other than Colonial Blvd and Bonita Beach
Blvd, the major east/west routes are also in the unincorporated areas of Lee County. These
commercial corridors serve as the primary commercial areas for the residents that live inside
the incorporated areas and the seasonal and tourist residents. In 1980 the unincorporated
area of Lee County contained 12 acres of commercial land per 1,000 residents in the
unincorporated area and. 79,525sf of commercial building area per 1,000 residents in the
unincorporated area. These figures have increased to 16 acres and 111,108sf. Based on these
trends, it is obvious that commercial growth in Lee County is not entirely dependent on
residential growth. The commercial allocation must also accommodate the needs of non-
permanent residents and tourists. ’

The commercial need in unincorporated Lee County in the year 2030 has been based on an
average of four methods of projecting acreage needs. First, a forecast of commercial acres for
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the unincorporated population was made from the data exported from the Planning Division
Land Use Inventory by year from 1980 to 2005. Second, the acres per person for each year
from 1980 to 2005 was calculated and forecast through the year 2030. This was then
multiplied with the projected population for the total acreage estimate.

The remaining two estimates were based on commercial building area and converted to
acreages. A floor area ratio study was done to determine the average commercial building
size per acre of land. Data was again drawn from the planning division database which
indicated that in 1980 an acre of commercial land averaged a building size of 6,600 square
feet. This figure grew to 7,400 square feet by 2005. The annual data was trended to the year
2030 and resulted in an average of 8,500 square feet per acre. This was also compared to the
recent approvals for commercial planned developments. Currently approved planned
developments average 8,509 square feet per acre of commercial land. This analysis led to the
conclusion that for allocation purposes, the assumption of 8,500 square feet of building area
per acre in a commercial project is appropriate. The trended data was also considered
appropriate for estimating intervals in the time horizon. In 2010 it is assumed the building
square feet per acre will be 7,795, in 2020 it will be 8,148, and in 2030 it will be 8,501. Similar
to the acreage analysis, commercial building area based on existing population was
estimated. The forecast building areas were then divided by the square feet per acre figures
described above. The final forecast was based on historical building square feet per resident
population from 1980 to 2005. The result of this forecast was multiplied with the projected
unincorporated population to generate a total building square feet estimate which was then
divided by the square feet per acre figure.

The results of these four methods were then averaged to generate an estimate of commercial
need for the time horizon of the plan. The commercial needs were estimated for 2010, 2015,
2020, 2025, as well as the horizon year of 2030. The acreage needs for each of these years are
(respectively) 6,400, 8,300, 10,000, 11,500, and 12,300 acres.

A second check of the commercial allocation need was performed based on the 1986
“Commercial Land Use Needs in Lee County” by Thomas Roberts, of Thomas Roberts and
Associates. This study estimated 11,483 commercially developed acres by the year 2010. The
original study was based on a BEBR Mid-Range 2010 population of 499,500. In 1989 the
Board of County Commissioners revised its population projection and adopted the BEBR
High-Range number of 640,500. At that time Mr. Roberts was asked to adjust the commercial
- needs figure. In a December 10, 1989 memorandum he proposed the following methodology
to amend the previous projection. The pre-factored area of 11,483 acres was multiplied by
640,500/499,500, or 1.282, producing a new pre-factored area of 14,721 acres. He went on to
modify this figure with a safety factor and a flexibility factor. He did, however recommend

that because the higher population projection is being utilized, the safety factor should be
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reduced to 5%. Doing the math produced a figure of 18,622 acres for the entire county, which
he recommended the County use. '

Utilizing a like methodology, planning staff recalculated the future commercial needs. The
proposed population for this amendment is the BEBR Mid-Range number for 2030 of 979,000.
Rather than adjusting the commercial acreage by applying a safety and flex factor, this
update is utilizing the population with the added 25% safety factor applied. Adjusting the
original 11,483 acres by the population ratio 1.96 (979,000/499,500), produces a new pre-
factored figure of 22,506 acres. The safety buffer of 107,200 persons is equivalent to 2,465
acres to be applied to the  unincorporated  commercial  allocation
(107,200/499,500*11,483=2,465+). To adjust the total commercial need to reflect the
unincorporated portion, the results for the total commercial and service employment sectors
of the 2030 traffic analysis zone (TAZ) model were applied. The TAZ model assigns 51% of
the commercial and service industry employment to the unincorporated areas of Lee County.
Assuming this percentage will also apply to the acreage needs, 51% of the 22,506 acres (11,478
acres) will need to be allocated to the unincorporated portion of the county. The safety
factor, based on allocated population, was calculated by applying the percent of population
in the unincorporated portion of the county (53%) to the county wide safety factor. This adds
an additional commercial allocation of 1,312 acres to the total commercial allocation need for
the unincorporated area of the county for an end result of 12,790.

The next aspect of the allocation of commercial acreage for the year 2030 is to disaggregate
the total need between the planning communities. Each community is not necessarily self-
supporting in its commercial needs therefore some areas may grow faster commercially than
they do residentially and visa versa. The acreage is distributed by Planning Community
based on a number of measures:
1. Review existing allocations and compare to the existing commercial
development.
2. Generate and apply the four techniques described above at the Planning
Community level and apply to the projected population increase.
3. Compare the commercial acreage need to the available land supply within each
community.

This countywide acreage need was then  disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating commercial
acreage based on the existing development, approved developments, and areas designated
for commercial development. The amount of vacant commercial zoning was also taken into
account in the disaggregation.
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Industrial Use

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs and determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and may result in revisions
to the proposed allocations in this amendment to Table 1(b).

Pending the completion of the current study, the previous study of Future Industrial needs
for Lee County, completed in August 1983 by Thomas H Roberts, will be used as the basis for
the new 2030 allocations. This study has been revised and modified over time. This study
and its revisions focused on how much land Lee County needed to designate on the Future
Land Use Map as industrial. However, The Lee Plan allows for limited commercial
development in industrially designated lands to support the surrounding industrial uses.
This means some uses that are envisioned to occur within these industrial areas will not be
inventoried as industrial. For example, a small deli with a customer base from a surrounding
industrial park will be inventoried as a commercial use even though it may be located within
an area designated as Industrial on the Future Land Use Map. Therefore, it was important to
further refine the accepted industrial study for the original allocation table adopted in 1998 as
part of the 1996 EAR Addendum amendments. While the revisions to the commercial needs
study considered building areas as well as acres, staff concluded that the appropriate unit of
measure for the industrial component of the 2030 allocations is acres. Much of Lee County’s
industrial uses occur out of doors such as concrete batch plants, lumber yards, and
distribution centers. These uses may require large areas of land but have minimal building
square footage.

The 1996 study update was revised to include the updated population projection for the year
2030. ‘

To accomplish this task, the original Thomas Roberts study was updated with the population
estimates for 2030 to determine the employment estimates needed to estimate acreages based
on the Industrial Need Study methodology.

Based on this population, Lee County’s industrial land need in 2030 will be 13,100 acres. This
is based on the BEBR 2030 population plus a safety buffer of 25% of the population growth
between 2005 and 2030. Using the same methodology described for determining the
commercial portion of Lee County’s total need, the unincorporated land area need for
industrial is estimated to be 6,630 acres. The dissemination of this allocation follows a similar
methodology as well. The areas most suitable for industrial uses were determined based on
access, zoning, Future Land Use Map (FLUM) designation, and environmental issues. The
location of industrial uses, while not limited to areas designated as Industrial Development,
Industrial Interchange, Industrial Commercial Interchange, and Tradeport (formerly Airport
Commerce), are primarily located in these areas. The first step was to calculate how much
land in each planning community was designated in one of the above FLUM categories. An
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additional analysis has been performed for the 2030 allocation table. For this review, the
existing allocations are also compared to the existing uses to determine if any communities
no longer have sufficient remaining acreage to attain the industrial uses accommodated by
the current table. |

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating industrial
acreage based on the existing development, approved developments, and areas designated
- for industrial development. The amount of vacant industrial zoning was also taken into
account in the disaggregation. ' '

Parks and Public

The 2020 allocation table provides an estimate of public/quasi-public land as an informational
item, not as a regulatory number. The figure in the allocation table includes the expected
amount of not just park, school, and government services land, but also, public infrastructure
like roads and surface water management as well as quasi-public uses like religious facilities,
private golf courses, and non-profit civic associations. Publicly and privately owned and
dedicated conservation areas are also included in this category. The Planning Division Land
Use Inventory includes detailed information on these uses which have proved to be valuable
information. However, the original 2020 allocation methodology indicated that creating an
allocation for these uses could be limiting uses that are partly regulated in other sections of
the plan to ensure that sufficient land is available. These regulations promote more public
land not a éap on public land. Therefore, the updated allocation table proposal also includes
an informational/non-regulating estimate on public and quasi-public lands in the year 2030.

Active and Passive Agriculture

The current allocation table estimates agricultural uses in the year 2020. However, the
existing inventory of agricultural land exceeds this figure on the allocation table. It is
expected that, in an urbanizing county such as Lee County, over time agricultural uses will
be displaced with non-agricultural uses or in some instances purchased for conservation
purposes. However, it cannot be assumed that there will only be a reduction in the amount
of agricultural acreage in all areas of the county. While agricultural uses are displaced in
some areas of the county they are expanding in other areas of the county primarily in the
areas designated as Rural and Density Reduction/Groundwater Resource. Therefore, the
acreage projections are used as 2030 estimates and not as a regulatory number that cannot be
-exceeded or fallen below. '

Vacant Land

Similar to the agricultural uses, the amount of vacant land should also be expected to reduce
over time. Lands classified as a vacant use are only those with no structures and no other use.
For example, a vacant commercial building will still be classified as a commercial use and a
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parcel used as open space with no building will be classified as Public Open Space.
Therefore, unlike, agricultural uses, vacant lands will not decline in one area and increase in
other areas, with the exception of some demolitions of condemned/damaged buildings and
also the occasional agricultural use which is abandoned and reverts back to vacant. For these
reasons, the allocation for vacant land is not a regulatory number.

Conservation Land

The Conservation Allocation is also one that is impractical to regulate. The Lee County
works with other permitting agencies to enforce wetland regulations, however the final
responsibility falls to these agencies. If the county does not regulate this use, the acreage
allocations can not be regulatory. Staff, again, sees the merit of maintaining the database
inventory of these uses; however, the acreage figure in the allocation table is not regulatory.

B. CONCLUSIONS :

The allocations for the three regulatory aspects of Table 1(b) have been updated to
accommodate the projected population through the year 2030. The proposed allocations are
based on historical trends, land availability, existing approvals through plats, planned
developments, and conventional zoning. The allocations accommodate the existing
development and expected development (Attachment 4).

C. STAFF RECOMMENDATION

Planning staff recommends that the Board of County Commissioners transmit this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Future
Land Use Map 16 is to be revised to reflect changes in the municipal boundaries and Table
1(b) is to be updated to accommodate a population of 979,000 in the year 2030.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. November 27, 2006

A. LOCAL PLANNING AGENCY REVIEW .
Planning Staff presented an overview of the methodology used to generate the acreage
totals for each of the regulatory Categ'ories of Table 1(b) (residential, commercial, and
industrial). It was also stated that changes to the Planning Community Map were
minimal only reflecting areas that have been annexed into one of the five municipalities.
An amendment to the map was considered separately to move the boundary between the
San Carlos and the Estero Planning Communities west of US 41.

Staff was asked if any of the existing allocations for the Year 2020 have been exceeded.
Staff responded that there are a few instances where this situation has occurred with the
residential allocations. The total residential allocation on Table 1(b) has not been
exceeded in any Planning Community, only the allocations for Future Land Use
Designations within the Planning Community. Additionally, no Commercial or
Industrial allocations have been exceeded. The question was also asked how the non-
regulatory allocation for public uses determined. Staff responded that the inventory for
these uses was summed by planning community and also public uses in approved
(unbuilt) developments were considered. Staff clarified that the public allocation not only
includes lands for parks, schools, emergency services, public buildings, and conservation
upland areas, but also, open space within developments, rights-of-way, golf courses, and
water management areas. Concerns were raised regarding the use of the BEBR mid-range
population projections followed. One LPA member favored a resource-based population
projection that would take into consideration what population could be supported by
existing resources such as the availability of potable water. The second concern was that
the BEBR projections have under estimated the population in the past. Staff clarified that
‘the BEBR projections are the source that is accepted by the DCA for basing the -
comprehensive plan. Local governments are allowed to create their own methodology
which must be accepted by DCA.

Two members of the public spoke in support of this amendment. |

A motion was made and seconded to recommend the Board of County Commissioners
transmit this amendment to the Department of Commuqity Affairs.
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B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT

SUMMARY

1. RECOMMENDATION: LPA Recommends that the Board of County Commissioners
transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA advances the
findings of fact made by staff.

C. VOTE:

STAFF REPORT FOR
CPA2005-00026

NOEL ANDRESS

DEREK BURR

RONALD INGE

CARLETON RYFFEL
RAYMOND SCHUMANN, ESQ
RAE ANN WESSEL

AYE

AYE

AYE

ABSENT

AYE

AYE

December 18, 2006
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: December 13, 2006

A. BOARD REVIEW:

Staff made a brief introduction for the amendment and stated the staff and Local Planning
Agency recommendation was to transmit this amendment. Staff stated that this was a
technical amendment that was needed to make the plan internally consistent by
advancing the time horizon of the Future Land Use Map series and land use allocation
table (Table 1(b)) to the year 2030. Staff stated that no methodology changes were
proposed from what has been previously accepted. Also, the new population projections
are those set by the University of Florida Bureau of Economic and Business Research
(BEBR). Staff informed the board that the only changes to the Planning Communities
boundaries (MAP 16) were made to reflect the annexations by the local municipalities. -

The hearing was opened for public comment. The first 2 speakers spoke against
~ transmitting this amendment based on the Buckingham Planning Community allocations.
Both speakers were concerned with the increase in allocated acres for the commercial and
industrial uses in this community. One speaker was also concerned with a change in the
map to exclude the property from the Buckingham Planning Community. The next
speaker asked that there be a differentiation in the Fort Myers Shores planning
community between the Caloosahatchee Shores and Palm Beach Boulevard Communities.
This speaker acknowledged that the creation of smaller areas could cause allocation
problems but felt the issue needed attention. Three more speakers then spoke against the
transmittal of this amendment based on Buckingham allocation and boundary issues. The
representative of Buckingham Villages then spoke in favor of the amendment and
clarified that the Planning Community Boundary was not going to change to exclude this
project from the Planning Community. He also stated that this property was not in the
Buckingham Preserve area. He also stated that the current allocations are nearly used up
and need to be revised to allow additional growth through the year 2030. The next
speaker to address the Board was the legal representative of the Buckingham
Conservancy. She stated that the vision for the Buckingham Planning Community was
that the commercial needs of the Buckingham Community Preserve Area would be met
outside of the community preserve area. She asked that no more commercial allocation
be added to the Buckingham Planning Community. She also stated that two planning
efforts were ongoing; one for the Lehigh Community and one for the Buckingham
Community and that these plans should be completed before changes to the allocations
are made. This speaker was then followed by a final Buckingham resident asking that
changes to the allocation table be “forestalled” until the Buckingham community
planning effort has an opportunity to address this issue. The final speaker was also
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representing the Buckingham Villages project and stated that this property was not
located in the Buckingham Rural Preserve Area. He stated that this project was in an
urban category (Urban Community). He asked that the proposed amendments to the

allocation table be transmitted. '

The Board then asked the staff to respond to the public comment. Staff responded with a
history of the Allocation Table, Table 1(b), including the point that the methodology used
in the current update was not changed from what had been previously approved by the
state. Staff stated that if the allocation table is not updated to reflect the new population
projection that the Lee Plan would not be consistent with other elements of the plan.

The Board asked for clarification that the intent of this application was more to allow 10
more years of growth and not to change any allowable uses or change intensities and
densities. Staff confirmed this was a timing mechanism tied to the adopted Future Land
Use Map. The issue of when is the appropriate time to review a project for compliance
with the allocation table was discussed. The Board discussed whether that should be at
the rezoning stage or as it is now done at the development order stage of approval. One
Board member stated that when a project receives a zoning change, it does not have a
development order approval and that there is no guarantee that the project will be built.
The Board member asked if this re-allocation amendment could be put off one year. Staff
stated that this amendment was needed to maintain consistency and also that the current
allocation was based on a projected population of 602,000 (653,000 with the buffer) and
that the current population of Lee County was 585,000. A motion was made to transmit
the amendment with no changes to the Buckingham Planning Community commercial
and industrial allocations. It was clarified that the staff should work on these allocations
prior to the adoption hearing. This motion was approved and then revisited to include
not changing residential allocation in the Buckingham Planning Community. The
amended motion was also approved.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board made a motion to transmit this amendment with no
changes to the commercial and industrial allocations for the Buckingham Planning
Community. This motion was seconded and approved unanimously. Following the
motion, the item was revisited to include not changing the residential allocations in the
Buckingham Planning Community and for staff to work with the communities to
revise the Buckingham Planning Community allocations prior to the adoption hearing.
The motion was approved unanimously.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board acéepted the
findings of facts as advanced by the staff report with the added finding that the
allocations for the Buckingham Planning Community were premature and that staff
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should work with the ongoing planning efforts in the Buckingham area to address this
issue and work on revisions to these allocations.

C. VOTE:
BRIAN BIGELOW AYE
TAMMARA HALL AYE
BOB JANES AYE
RAY JUDAH AYE
FRANK MANN AYE

D. STAFF DISCUSSION: : .
Following the transmittal hearing, staff revised the allocation table (Table 1(b)) to revert
the Buckingham Planning Community allocations for commercial, industrial, and
residential back to the existing 2020 allocations. Staff did maintain the overall acreage
allocation to equal the total unincorporated parcel acreage in the community. The total
acreage had changed due to annexations and new subdivisions. Attachments 2 and 4
reflect the changes to the allocation tables as directed by the BoCC.
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

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

DATE OF ADOPTION HEARING:

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:
2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

BRIAN BIGELOW

TAMMARA HALL

BOB JANES

RAY JUDAH

FRANK MANN
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LANDUSE ACREAGE ALLOCATIONS
PUBLICLY INITIATED
AMENDMENT
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and Lee County Staff Analysis

BoCC Public Hearing Document
For the
December 13%, 2006 Public Hearing

Lee County Planning Division
1500 Monroe Street
P.O. Box 398
Fort Myers, FL. 33902-0398
(239) 479-8585

December 1, 2006




LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
~ CPA2005-26

v'| Text Amendment v'| Map Amendment

This Document Contains the Following Reviews:

v | Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

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

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: November 14, 2006

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DCD/DIVISION OF PLANNING

'2. REQUEST: Amend Future Land Use Element Policies: 1.1.1 and 1.7.6, converting the
Lee Plan’s planning horizon to the year 2030 and revising Table 1(b) Planning
Community Year 2020 Allocations to update the allocations through the Year 2030.
Amend The Lee Plan Map 16 (Lee County Planmng Communities Map) to reflect the
changes in municipal boundaries.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends . that he Board of County
Commissioners transmit the proposed amendment to the Lee Plan to the Department
of Community Affairs. This proposed amendment will change Map 16 to reflect the
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current city boundaries (Attachment 1). A separate amendment is also under review
to reflect the desires of the citizens in the San Carlos Planning Community regarding
the border west of US 41 along Pine Road (CPA2005-00016). Planning staff also
recommends that Table 1(b) be revised to accommodate the most recent 2030
population projections' for Lee County and associated development and renamed to
“Planning Community Year 2030 Allocations” (Attachment 2). Staff also recommends
that Lee Plan Policies 1.1.1 and 1.7.6 be amended as provided below.

POLICY 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and- substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use Map
series (see Policies 1.7.6 and 2.2.2). They depict the extent of development through the year
2020 2030. No development orders or extensions to development orders will be issued or
approved by Lee County which would allow the Planning Community’s acreage totals for
residential, commercial or industrial uses established in Table 1(b) to be exceeded (see Policy

' 1.7.6). The cities of Fort Myers, Cape Coral, and-Sanibel, Bonita Springs and Town of Fort
Muyers Beach are depicted on these maps only to indicate the approximate intensities of
development permitted under the comprehensive plans of those cities. Residential densities are
described in the following policies and summarized in Table 1(a). (Amended by Ordinance No.
94-29, 98-09)

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020 2030. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which would
allow the acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded. This policy will be implemented as follows:

1. For each Planning Community the County will maintain a parcel based database of
existing land use. The database will be periodically updated at least twice every year, in
. September and March, for each Planning Community.

2. Project reviews for development orders must include a review of the capacity, in acres, that
will be consumed by buildout of the development order. No development order, or extension of
a development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table
1(b), Acreage Allocation Table regardless of other project approvals in that Planning
Community. : o

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and
Appraisal Report, and every five years thereafter, the County must conduct a comprehensive
evaluation of Planning Community Map and the Acreage Allocation Table system, including
but not limited to, the appropriateness of land use distribution, problems with administrative

! Florida Population Studies, Volume 39 Bulletin 114, Bureau of Economic and Business Research, February 2006.

STAFF REPORT FOR December 1,2006
CPA2005-00026 - Page 2 of 20



implementations, if any, and areas where the Planning Community Map and the Acreage
Allocation Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 00-22)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

e The planning time horizon for the Lee Plan should be extended to the Year 2030.

¢ The current Lee Plan Table 1(b) population projections are the 2020 mid-range
projections from the February1996 University of Florida Bureau of Economic and
Business Research (BEBR) publication.

e The most recent University of Florida Bureau of Economic and Business Research
(BEBR) projections were published in February 2006.

e BEBR's 2020 population projection for Lee County listed in the 2006 Population
Study is 37.6% higher than the projected population used for the adopted 2020
allocation table.

e The estimate from BEBR for Lee County’s April 1, 2006 population is 16,392
persons less than the 1996 BEBR projection for 2020.

e The proposed allocations are intended to accommodate Lee County’s pro]ected
2030 population.

e The allocation table includes a safety factor” of 25% of the increase in the
unincorporated population.

.o The current allocation table accommodates 80,000 fewer residents in the
unincorporated area of Lee County than is projected for the year 2030.

C. BACKGROUND INFORMATION

This amendment was initiated by the Board of County Commissioners on September 28, 2005
to implement recommendations from The 2004 Evaluation and Appraisal Report (EAR). The
EAR included a recommendation to update the planning horizon of the plan to the year 2030
and adjust the Planning Communities Map (Lee Plan Map 16) to reflect changes in the
municipal boundaries. Extending the Lee Plan planning time horizon to 2030 for other
elements requires that the Planning Community Year 2020 Allocations Table (Table 1(b))
allocate enough acreage for the regulated uses to accommodate the 2030 population
projections. 4

The current allocation table is based on a 2020 population of 602,000 with a 25% population
buffer on the increment of growth between 1997 and 2020 or 653,939 people. The most recent
University of Florida Bureau of Economic and Business Research (BEBR) projection for 2020
is 828,500 and the 2030 projection is 979,000. The most recent population estimate for Lee
County, April 1, 2006, is 585,608. As required by Rule 9]-5.005(2)(e), the revised allocation
table will be based on this BEBR projection. To remain consistent with other Elements of the
Lee Plan, the Table 1(b) needs to be amended to reflect the land use needs to accommodate
the population estimates through the year 2030 which, through the Evaluation and Appraisal
Report amendments, is the time horizon of the rest of the Lee Plan Elements. Using the
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previously accepted methodology, a 25% population buffer on the increment between 2006
and 2030 is added to the 2030 projection to allow for market shifts. Therefore, the allocation
table will accommodate a population of 1,086,207.

PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

Origin of the Planning Community Year 2020 Allocations Table 1(b)

The Planning- Community Year 2020 Allocations Table and Planning Communities Map
evolved from the Year 2010 Overlay Maps 16 and 17. The original 2010 Overlay was a result
of the 1989 Settlement Agreement with the Department of Community Affairs (DCA). This
agreement required the County to amend the Future Land Use Map Series by designating the
proposed distribution, extend, and location of the generalized land uses required by Rule 9]J-
5.006(4)(a)1.-9 for the year 2010. This was accomplished by creating 115 sub-districts,
generally nesting within the then existing 15 adopted Planning Districts, and allocating
projected acreage totals, for each generalized land uses, needed to accommodate the
projected 2010 population. Policies were added to the plan that provided that no
development approvals would be issued in a sub-district that would cause the acreage total
set for that land use category to be exceeded. The Overlay, in plain terms, was a device
designed to reconcile the population accommodation capacity of the Future Land Use Map
(estimated to be 70 years in 1989) with the 20-year time frame in the text of the element. It
was also designed to provide more certainty as to the extent and location of future
commercial and industrial development. ‘

The Methodology Behind the Year 2010 Overlay

Residential acreage allocations were derived by projecting dwelling unit control totals for the
year 2010 for each of the County’s 15 planning districts. These units were then distributed
into the sub-districts following an analysis of existing units, and buildout units for each sub-
district. Units were changed to acres by applying a density factor based on The Future Land
Use category. Unfortunately, the base data for existing dwelling units at that time was
unreliable. The county did not have adequate data on any existing land use. This lack of an
accurate inventory made it extremely difficult to project accurate needs and their required
acreage figures. In addition, there was no safety or flexibility factor included in the
residential projections.

A Countywide commercial acreage figure was established by a consultant. Alternatively,
Socio-economic data from the metropolitan Planning organization was used equated to
existing acreage resulting in an employee per acre figure. A straight line projection was
made by Planning District. These figures were then disaggregated into the sub-districts.
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Industrial allocations were based on the acreage figures for the Industrial Development,
Industrial Interchange, Airport Commerce, and Industrial/Commercial Interchange
categories and the employment goal in Policy 7.1.3. All of these figures were reviewed in
light of data generated in other studies and the inventory of existing uses in an effort to make
the final figures consistent.

Problems with the Implementation of the Year 2010 Overlay

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problerns
experienced by the staff included the inadequacy of the original inventory, the lack of a
reliable existing land use database, and difficulty in explaining the concept and regulatory
nature of the overlay to the public. A major effort was directed at resolving some of these
problems. The establishment of a reliable database identifying the current baseline of uses
was essential for the establishment and monitoring of a workable overlay. There were still
issues with the overlay, however, that could not be resolved in a prmcxpled and satisfactory
manner. These included:

1. Sub-districts proved to be too small to allow needed flexibility. The average sub-
district size is 4,000 acres (not including those totally located within one of the
municipalities;

2. The sub-district boundaries, originally based on traffic analysis zones, were erroneous.
Many existing and proposed developments (even parcels) cross sub-district lines;

3. How to treat quasi-pul:ﬂic uses, such as churches and schools;

4. How to treat recreational facilities in residential developments;

5. How to treat platted subdivisions with existing roads, but few houses;
6. How to treat mineral extraction;

7. The treatment of DRIs with lengthy buildout periods;

8. How to treat large lot developments and in general developments that are vastly
different from the assumptions in the Lee Plan; and,

9. The apparent need to restrict conservation, agricultural and recreational uses that
exceed the acreage thresholds.
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It was possible to devise rules to deal with all of these situations; these rules, however, were
relatively arbitrary and provided the County with little valuable information for
infrastructure planning purposes.

The commercial allocations have caused the most controversy, due to the speculative nature
of the employee projections, the inaccurate data in the initial inventory, and the absence of
alternatives to the crude straight-line averaging of the existing and buildout employees per
acre ratios described in the previous section. Some of the allocations in the Overlay were
inadequate to accommodate even the existing uses, and others were exceeded as the result of
a single zoning case or development order application. The County has responded to the
capacity deficits by delaying the legal effectiveness of the overlay until the last point
permitted by the 1989 settlement agreement. Procrastination, however, did not solve the
problem; in fact, it made the situation worse by increasing the expectations of the affected
property owners and financial institutions.

Proposed Elimination of the Overlay by the 1994 EAR

In response to the shortcomings in the Year 2010 Overlay, the County, as part of the 1994
Evaluation and Appraisal Report (EAR) amendments, proposed the elimination of the
overlay. The DCA took strong opposition to this proposal and found the amendment to be
not in compliance. The finding of non-compliance also included several other objections to
the proposed EAR amendments. By far the main point of contention between the County
and DCA was eliminating the overlay. Upon completion of the Administrative Hearing and
issuance of the Recommended Final Order by the Hearing Judge, the County and DCA
entered into negotiations to resolve the remaining issues. There were several meetings and
some progress was made, but ultimately a mutually agreed upon settlement could not be
reached. The case went before the Governor and his Cabinet, acting as the Land and Water
Adjudicatory Committee. [Final Order No. AC-96-11 was issued on July 25, 1996] The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chapter 163, PartII, F.S., and Rule 9]-5, FAC.
The Final Order required Lee County to rescind, and not make effective, all of the
amendments which sought to delete the Year 2010 Overlay to bring the plan amendments as
a whole into compliance. Therefore, the Year 2010 Overlay remained a regulatory
requirement of the Lee Plan. ‘

The Final Order did recognize that the Year 2010 Overlay was not the only mechanism to
address the issues at hand. The order states this “determination does not mean that Lee
County must retain the 2010 Overlay indefinitely, or that the 2010 Overlay is the only
planning tool appropriate for Lee County. The 2010 Overlay can be deleted from the Lee
Plan if alternative planning controls are established to compensate for the deletlon of the
overlay
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During the negotiations, mentioned earlier the County and DCA had several discussions on
appropriate alternatives to the overlay. There were several themes the department felt were
necessary components of an alternative. The department felt strongly that communities
should be utilized as planning areas, a concept that planning staff agrees with. Regarding
mixed-use categories, it was the department’s belief that percentage distribution between
uses was the best way to regulate the mix. They did concur that the acreage limitations
contained in the overlay were a way to satisfy this requirement. The department was also
concerned with hurricane evacuation and the population at risk. During these negotiations
the County and DCA found much common ground. Every attempt was made in the
proposed replacement to the Year 2010 Overlay to address all of the departments concerns.

Amendment to Replace the Year 2010 Overlay

Included in the 1996 EAR Addendum cycle was an amendment to configure a replacement
mechanism for the Year 2010 Overlay that addressed many of the identified shortfalls of the
overlay while keeping the Lee Plan in compliance with the minimum criteria rule and Florida
Statutes. Many of the issues that were discussed during the negotiations mentioned above
were incorporated. The replacement to the 2010 Overlay has three basic tenets: to simplify
the overlay by reducing the number of districts; expanding the planning horizon to the year
2020 to be consistent with the rest of the plan; and, utilizing the April 1, 1995 Bureau of
Economic and Business Research (BEBR) Mid-Range 2020 population projections? replacing
the projections from the 1994 EAR.

The small geographic areas of the 115 sub-districts included in the Year 2010 Overlay proved
to be an unmanageable system for the intended outcome. The initial Planning Communities
Map that replaced Map 16 identified 20 distinct areas within the County. The number and
size of the districts was the subject of much debate. The size of the planning communities
needed to be large enough to avoid the long range planning allocation problem of the 2010
overlay yet not too large where there would be little certainty in the location of the controlled
uses. Planning staff brought a preliminary map to the Local Planning Agency (LPA) in the
spring of 1997. A consensus was reached that there should be 20 communities and the
Planning Community Map included in the 1996 EAR Addendum amendment cycle was
supported as a workable replacement to resolve the district size issue of the Year 2010
Overlay while still providing a level of certainty. '

Map 17 of the original overlay was initially intended to provide a graphic representation of
the development potential of each sub-district. The map, which was actually a series of 115
bar charts, fell horribly short of this aspiration. While it was refined over time to better
perform this task, it made sense to call it what it was, a table of acreage limitations.

? Florida Population Studies, Volume 29 Number 2 Bulletin No. 114, Bureau of Economic and Business Research,
February 1996. '
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Therefore, the amendment eliminated Map 17 and added a new table, Table 1(b) Acreage
Allocation Table, to the Lee Plan.

For a history of amendments to Table1(b) and Map 16 see attachment 3.
B. METHODOLOGY

The methodology for updating Table 1(b) for the year 2030 is essentially the same as the
original allocation table methodology. The models used to initially establish the County
control totals and those used to disseminate the acreages to the Planning Communities have
been updated with data on development since the original allocations were made. New
approvals have also been incorporated into the model as well as the counties efforts in land
conservation though the Conservation 2020 program.

Population

Residential land use data from the existing land use database, maintained by planning staff,
has been integrated with census data for persons per household and residential occupancy
rates to estimate population by year.” These estimates have been compared with the annual
estimates from BEBR. This comparison of data reveals a consistency between the two data
sources. Therefore, staff has concluded there is no justifiable basis for adopting a 2030
population projection from a different source and recommends using the BEBR mid range
2030 projection from the February 2006 Population Studies Bulletin 144 as the official
population projection for the Planning Community Allocation Table. Maintaining the
existing methodology, a 25% population buffer is applied to the projected increase in
population. The proper way to allow for a flexibility factor was the subject of considerable
debate during the administrative hearing. Utilizing 125% of the incremental growth was
supported by recognized planning literature.  Therefore, the allocation table will
accommodate a population of 979,000 plus a 25% safety buffer on the increment of growth
between the 2005 estimate and the 2030 projection. This equals 107,200 people. Since the
allocation table will only need to accommodate the population expected in the
umncorporated portion of the county, the buffer was proportioned based on the percent of
total county population to the unincorporated population currently (53%). The proposed
allocation table will include enough residential acreage to accommodate an unincorporated
population of 495,000.

Residential Use _

The BEBR population projection of 979,000 is being used as the countywide control total for
permanent resident population. As stated above, the unincorporated portion of this
projection plus a proportion of a 25% safety buffer is 495,000. The accommodation of this
population and safety buffer is distributed amongst the existing 17 planning communities
according to the methodology established in the original amendment establishing the
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allocation table mechanism of the Lee Plan. This process uses a sophisticated collection of
databases developed by planning staff. Utilizing the existing land use database, dwelling
unit counts for each unincorporated Planning Community are determined and entered into a
spreadsheet. Due to the very nature of the various communities, population characteristics
will vary. Planning staff compiled a database of demographic components for the individual
Planning Communities from the available census information and reports from BEBR. The
1996 methodology applied unique occupancy rates to each planning community. At the time
the data was not available to make unique assumptions for persons per household (PPH).
Since the release of the 2000 Census, staff has updated this information and is now able to
aggregate census block level information to generate unique PPH estimates for each
community as well as updated occupancy rates.

The next task was to generate unit projections for each community for the year 2030. To start,
the population projections for the City of Bonita Springs, City of Cape Coral, City of Fort
Myers, City of Sanibel, and the Town of Fort Myers Beach were directly input from
information provided to the Division of Planning from these municipalities. Lehigh Acres
also had an agreed upon population figure, generated by a population study completed for
the Smart Growth Department. These results were also input into the accommodation
model. The remaining unincorporated community population projections were evaluated
using the approved Planned Development and subdivision information and the historical
growth trends for each community. Each community's dwelling units (DU) were trended out
to the year 2030 with a built in cap based on the Future Land Use Map's potential additional
units allowed on the existing undeveloped land and adopted Lee Plan Assumptions.

The model was redesigned to evaluate the increment of new dwelling units needed to
accommodate the projected 2030 population. The April 1, 2005 dwelling unit count and
existing residential acres from the existing land use database were set as the base line date for
the reallocation analysis. The difference in population from 2005 to 2030 was used as a target
for determining the need for new dwelling units. An equation was added to the model that
multiplies the increment between the proposed allocation and the existing residential acreage
inventory to the planning community’s residential dwelling unit per acres assumption for the
. FLUM designation which results in a figure for assumed new dwelling units. The new unit
estimates were added to the existing dwelling unit inventory and multiplied by the estimated
community occupancy rate and PPH to determine the accommodated 2030 population. The
results by planning community were summed and then compared to the unincorporated
portion of the 2030 BEBR projection. Adjustments were made to assure that the population
increment plus 25% was matched. This process required a “hands on” approach comparing
available land, zoning, natural features, and access to land while continually monitoring the
impacts each change had on the target population.

L
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Commercial

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs to determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and will result in a revised
methodology replacing the one used to determine the commercial need for the adopted Table
1(b). The existing methodology was formulated by a consultant for the 1986 Commercial
Needs Study initiated by Lee County for the 1988 EAR. The 1986 study was refined by staff
for the original 2020 allocation table. This revised methodology is the basis for the 2030
commercial allocation update. New data on development since the first staff revision has
been added to the model. Revisions to the allocations may be warranted pending the
outcome of the ongoing study.

Historically, most commercial and industrial development occurred within the existing cities
in Lee County, primarily ‘Fort Myers. As the City of Fort Myers’ supply of available
commercial and industrial land was depleted, new sites were developed in unincorporated
areas of the county. These new developments tended to occur in concentrated areas
somewhat segregated and buffered from residential uses. This pattern of development
continues to-the present time: however, the smart growth initiative promotes mixed use
project designs in appropriate areas which will result in modified patterns of non-residential
uses.

Data from the Planning Division Existing Land Use database shows that, overtime (1980- -
2005), the amount of commercially developed land (and associated building space) per
person has increased slightly in the unincorporated areas of Lee County. This trend can be
explained by the fact that commercial development generally occurs along the major
transportation corridors. The US 41 corridor is the primary north/south route through Lee
County. Property along this road within the City of Fort Myers has been developed and
unavailable for new commercial development pushing new development north and south to
the unincorporated areas of Lee County. Also, other than Colonial Blvd and Bonita Beach
Blvd, the major east/west routes are also in the unincorporated areas of Lee County. These
commercial corridors serve as the primary commercial areas for the residents that live inside
the incorporated areas and the seasonal and tourist residents. In 1980 the unincorporated
area of Lee County contained 12 acres of commercial land per 1,000 residents in the
unincorporated area-and 79,525sf of commercial building area per 1,000 residents in the
unincorporated area. These figures have increased to 16 acres and 111,108sf. Based on these
trends, it is obvious that commercial growth in Lee County is not entirely dependent on
residential growth. The commercial allocation must also accommodate the needs of non-
permanent residents and tourists.

The commercial need in unincorporated Lee County in the year 2030 has been based on an
average of four methods of projecting acreage needs. First, a forecast of commercial acres for
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the unincorporated population was made from the data exported from the Planning Division
Land Use Inventory by year from 1980 to 2005. Second, the acres per person for each year
from 1980 to 2005 was calculated and forecast through the year 2030. This was then
multiplied with the projected population for the total acreage estimate.

The remaining two estimates were based on commercial building area and converted to
acreages. A floor area ratio study was done to determine the average commercial building
size per acre of land. Data was again drawn from the planning division database which
indicated that in 1980 an acre of commercial land averaged a building size of 6,600 square
feet. This figure grew to 7,400 square feet by 2005. The annual data was trended to the year
2030 and resulted in an average of 8,500 square feet per acre. This was also compared to the
recent approvals for commercial planned developments. Currently approved planned
developments average 8,509 square feet per acre of commercial land. This analysis led to the
conclusion that for allocation purposes, the assumption of 8,500 square feet of building area
per acre in a commercial project is appropriate. The trended data was also considered
appropriate for estimating intervals in the time horizon. In 2010 it is assumed the building
square feet per acre will be 7,795, in 2020 it will be 8,148, and in 2030 it will be 8,501. Similar
to the acreage analysis, commercial building area based on existing population was
estimated. The forecast building areas were then divided by the square feet per acre figures
described above. The final forecast was based on historical building square feet per resident
population from 1980 to 2005. The result of this forecast was multiplied with the projected
unincorporated population to generate a total building square feet estimate which was then
divided by the square feet per acre figure.

The results of these four methods were then averaged to generate an estimate of commercial
need for the time horizon of the plan. The commercial needs were estimated for 2010, 2015,
2020, 2025, as well as the horizon year of 2030. The acreage needs for each of these years are
(respectively) 6,400, 8,300, 10,000, 11,500, and 12,300 acres.

A second check of the commercial allocation need was performed based on the 1986
“Commercial Land Use Needs in Lee County” 'by Thomas Roberts, of Thomas Roberts and
Associates. This study estimated 11,483 commercially developed acres by the year 2010. The
original study was based on a BEBR Mid-Range 2010 population of 499,500. In 1989 the
Board of County Commissioners revised its population projection and adopted the BEBR
High-Range number of 640,500. At that time Mr. Roberts was asked to adjust the commercial
needs figure. In a December 10, 1989 memorandum he proposed the following methodology
to amend the previous projection. The pre-factored area of 11,483 acres was multiplied by
640,500/499,500, or 1.282, producing a new pre-factored area of 14,721 acres. He went on to
- modify this figure with a safety factor and a flexibility factor. He did, however recommend
that because the higher population projection is being utilized, the safety factor should be
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reduced to 5%. Doing the math produced a figure of 18,622 acres for the entire county, which
he recommended the County use.

Utilizing a like methodology, planning staff recalculated the future commercial needs. The
proposed population for this amendment is the BEBR Mid-Range number for 2030 of 979,000.
Rather than adjusting the commercial acreage by applying a safety and flex factor, this
update is utilizing the population with the added 25% safety factor applied. Adjusting the
original 11,483 acres by the population ratio 1.96 (979,000/499,500), produces a new pre-
factored figure of 22,506 acres. The safety buffer of 107,200 persons is equivalent to 2,465
acres to be applied to the unincorporated  commercial allocation
(107,200/499,500*11,483=2,465+). To adjust the total commercial need to reflect the
unincorporated portion, the results for the total commercial and service employment sectors
of the 2030 traffic analysis zone (TAZ) model were applied. The TAZ model assigns 51% of
the commercial and service industry employment to the unincorporated areas of Lee County.
Assuming this percentage will also apply to the acreage needs, 51% of the 22,506 acres (11,478
acres) will need to be allocated to the unincorporated portion of the county. The safety
factor, based on allocated population, was calculated by applying the percent of population
in the unincorporated portion of the county (53%) to the county wide safety factor. This adds
an additional commercial allocation of 1,312 acres to the total commercial allocation need for
the unincorporated area of the county for an end result of 12,790.

The next aspect of the allocation of commercial acreage for the year 2030 is to disaggregate
the total need between the planning communities. Each community is not necessarily self-
supporting in its comumercial needs therefore some areas may grow faster commercially than
they do residentially and visa versa. The acreage is distributed by Planning Community
based on a number of measures: ,
1. Review existing allocations and compare to the existing commercial
development. .
2. Generate and apply the four techniques described above at the Planning
Community level and apply to the projected population increase.
3. Compare the commercial acreage need to the available land supply within each
community.

" This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating commercial
acreage based on the existing development, approved developments, and areas designated
for commercial development. The amount of vacant commercial zoning was also taken into
account in the disaggregation.
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Industrial Use _

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs and determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and may result in revisions
to the proposed allocations in this amendment to Table 1(b).

Pending the completion of the current study, the previoﬁs study of Future Industrial needs
for Lee County, completed in August 1983 by Thomas H Roberts, will be used as the basis for
the new 2030 allocations. This study has been revised and modified over time. This study
and its revisions focused on how much land Lee County needed to designate on the Future
Land Use Map as industrial. However, The Lee Plan allows for limited commercial
development in industrially designated lands to support the surrounding industrial uses.
This means some uses that are envisioned to occur within these industrial areas will not be
inventoried as industrial. For example, a small deli with a customer base from a surrounding
industrial park will be inventoried as a commercial use even though it may be located within
an area designated as Industrial on the Future Land Use Map. Therefore, it was important to
further refine the accepted industrial study for the original allocation table adopted in 1998 as
part of the 1996 EAR Addendum amendments. While the revisions to the commercial needs
study considered building areas as well as acres, staff concluded that the appropriate unit of
measure for the industrial component of the 2030 allocations is acres. Much of Lee County’s
industrial uses occur out of doors such as concrete batch plants, lumber yards, and
distribution centers. These uses may require large areas of land but have minimal building
square footage.

The 1996 study update was revised to include the updated population projection for the year
2030.

" To accomplish this task, the original Thomas Roberts study was updated with the population
estimates for 2030 to determine the employment estimates needed to estimate acreages based
on the Industrial Need Study methodology. '

Based on this population, Lee County’s industrial land need in 2030 will be 13,100 acres. This
is based on the BEBR 2030 population plus a safety buffer of 25% of the population growth
between 2005 and 2030. Using the same methodology described for determining the
commercial portion of Lee County’s total need, the unincorporated land area need for
industrial is estimated to be 6,630 acres. The dissemination of this allocation follows a similar
methodology as well. The areas most suitable for industrial uses were determined based on
access, zoning, Future Land Use Map (FLUM) designation, and environmental issues. The
location of industrial uses, while not limited to areas designated as Industrial Development,
Industrial Interchange, Industrial Commercial Interchange, and Tradeport (formerly Airport
Commerce), are primarily located in these areas. The first step was to calculate how much
land in each planning community was designated in one of the above FLUM categories. An
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additional analysis has been performed for the 2030 allocation table. For this review, the
existing allocations are also compared to the existing uses to determine if any communities
no longer have sufficient remaining acreage to attain the industrial uses accommodated by
the current table.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating industrial
acreage based on the existing development, approved developments, and areas designated
for industrial development. The amount of vacant industrial zoning was also taken into
account in the disaggregation.

Parks and Public

The 2020 allocation table provides an estimate of public/quasi-public land as an informational
item, not as a regulatory number. The figure in the allocation table includes the expected
amount of not just park, school, and government services land, but also, public infrastructure
like roads and surface water management as well as quasi-public uses like religious facilities,
private golf courses, and non-profit civic associations. Publicly and privately owned and
dedicated conservation areas are also included in this category. The Planning Division Land
Use Inventory includes detailed information on these uses which have proved to be valuable
information.. However, the original 2020 allocation methodology indicated that creating an
allocation for these uses could be limiting uses that are partly regulated in other sections of
the plan to ensure that sufficient land is available. These regulations promote more public
land not a cap on public land. Therefore, the updated allocation table proposal also includes
an informational/non-regulating estimate on public and quasi-public lands in the year 2030.

Active and Passive Agriculture

The current allocation table estimates agricultural uses in the year 2020. However, the
existing inventory of agricultural land exceeds this figure on the allocation table. It is
expected that, in an urbanizing county such as Lee County, over time agricultural uses will
be displaced with non-agricultural uses or in some instances purchased for conservation
purposes. However, it cannot be assumed that there will only be a reduction in the amount
of agricultural acreage in all areas of the county. While agricultural uses are displaced in
some areas of the county they are expanding in other areas of the county primarily in the
areas designated as Rural and Density Reduction/Groundwater Resource. Therefore, the
acreage projections are used as 2030 estimates and not as a regulatory number that cannot be
exceeded or fallen below. '

Vacant Land

Similar to the agricultural uses, the amount of vacant land should also be expected to reduce
over time. Lands classified as a vacant use are only those with no structures and no other use.
For example, a vacant commercial building will still be classified as a commercial use and a

STAFF REPORT FOR ’ December 1, 2006
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parcel used as open space with no building will be classified as Public Open Space.
Therefore, unlike, agricultural uses, vacant lands will not decline in one area and increase in
other areas, with the exception of some demolitions of condemned/damaged buildings and
also the occasional agricultural use which is abandoned and reverts back to vacant. For these
reasons, the allocation for vacant land is not a regulatory number.

Conservation Land .

The Conservation Allocation is also one that is impractical to regulate. The Lee County
works with other permitting agencies to enforce wetland regulations, however the final
responsibility falls to these agencies. If the county does not regulate this use, the acreage
allocations can not be regulatory. Staff, again, sees the merit of maintaining the database
inventory of these uses; however, the acreage figure in the allocation table is not regulatory.

B. CONCLUSIONS :

The allocations for the three regulatory aspects of Table 1(b) have been updated to
accommodate the projected population through the year 2030. The proposed allocations are
based on historical trends, land availability, existing approvals through plats, planned
developments, and conventional zoning. The allocations accommodate the existing
development and expected development (Attachment 4).

C. STAFF RECOMMENDATION '

Planning staff recommends that the Board of County Commissioners transmit this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Future
Land Use Map 16 is to be revised to reflect changes in the municipal boundaries and Table
1(b) is to be updated to accommodate a population of 979,000 in the year 2030.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. November 27, 2006

A. LOCAL PLANNING AGENCY REVIEW
Planning Staff presented an overview of the methodology used to generate the acreage
totals for each of the regulatory categories of Table 1(b) (residential, commercial, and
industrial). It was also stated that changes to the Planning Community Map were
minimal only reflecting areas that have been annexed into one of the five municipalities.
An amendment to the map was considered separately to move the boundary between the '
San Carlos and the Estero Planning Communities west of US 41.

Staff was asked if any of the existing allocations for the Year 2020 have been exceeded.
Staff responded that there are a few instances where this situation has occurred with the
residential allocations. The total residential allocation on Table 1(b) has not been
exceeded in any Planning Community, only the allocations for Future Land Use
Designations within the Planning Community. Additionally, no Commercial or
Industrial allocations have been exceeded. The question was also asked how the non-
regulatory allocation for public uses determined. Staff responded that the inventory for
these uses was summed by planning community and also public uses in approved
(unbuilt) developments were considered. Staff clarified that the public allocation not only
includes lands for parks, schools, emergency services, public buildings, and conservation
upland areas, but also, open space within developments, rights-of-way, golf courses, and
water management areas. 'Concerns were raised regarding the use of the BEBR mid-range
population projections followed. One LPA member favored a resource-based population
projection that would take into consideration what population could be supported by
existing resources such as the availability of potable water. The second concern was that
the BEBR projections have under estimated the population in the past. Staff clarified that
the BEBR projections are the source that is accepted by the DCA for basing the
comprehensive plan. Local governments are allowed to create their own methodology
which must be accepted by DCA.

Two members of the public spoke in support of this amendment.

A motion was made and seconded to recommend the Board of County Commissioners
transmit this amendment to the Department of Community Affairs.
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B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT

SUMMARY

1. RECOMMENDATION: LPA Recommends that the Board of County Commissioners
transmit the proposed amendment. :

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA advances the
findings of fact made by staff.

C. VOTE:

STAFF REPORT FOR
CPA2005-00026

NOEL ANDRESS AYE
DEREK BURR AYE .
RONALD INGE AYE
CARLETON RYFFEL. ABSENT
RAYMOND SCHUMANN, ESQ AYE
RAE ANN WESSEL AYE

December 1, 2006
Page 17 of 20



PART IV - BOARD OF COUNTY COMMISSIONERS

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: December 13, 2006

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

STAFF REPORT FOR
CPA2005-00026

BRIAN BIGELOW
TAMMARA HALL
BOB JANES

RAY JUDAH
FRANK MANN

December 1, 2006
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS
B. STAFF RECOMMENDATION

C. STAFF RESPONSE

STAFF REPORT FOR ) . December 1, 2006
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
BRIAN BIGELOW
TAMMARA HALL
BOB JANES
RAY JUDAH
FRANK MANN
STAFF REPORT FOR ~ ‘ December 1, 2006
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Amendments to Tablel(b) and Map 16

The existing allocation table and map have been amended periodically since it was adopted.

PAM/T 98-07 — This amendment created a new Future Land Use Map designation
“Mixed Use Interchange” and amended the allocation to reflect this change.

PAB 99-20-M/T - This amendment created 2 new planning communities to
acknowledge the incorporation of the City of Bonita Springs and the Community Plan
for the Bayshore community. While community plans are not required to follow
planning community lines, the Bayshore Community Plan was split between the Alva
and North Fort Myers Planning Communities. It made sense to establish a Bayshore
Planning Community. Other changes to the map reflected Future Land Use Map
changes adopted after the creation of the Planning Communities Map. These changes
included the expansion of the “Airport” category, a change from Industrial to Open
Lands (reflecting existing uses), and a change from DRGR to Urban Community based
on the adopted Lehigh Commercial Study. These changes primarily impacted the
Southeast Lee County Planning Community where Future Urban land use categories
typically did not exist. This amendment also made changes to the allocation table based
on these changes and to reflect changes in development patterns such as the 1,600 unit
reduction in the Brooks’” DRI approval. This amendment followed the MPO Traffic

- Analysis Zonal Data project. This helped staff refine existing uses at the TAZ level and

identified areas where the existing allocation was excessive and where the allocation
would not accommodate anticipated growth. These changes were primarily shifting
residential acreages from one Future Land Use Categories to another within the same
Planning Community and did not change the population accommodatlon within the
Planning Community. '
CPA2002-00006 — This amendment corrected an oversight from the 1999 amendment
where the Bayshore Community was split from the Alva and North Fort Myers
Community. Inadvertently, the entire allocation of Outlying Suburban had been shifted
to the Bayshore Community while there was still a 172 acre portion of Alva designated
Outlying Suburban.

CPA2004-00015 — This amendment was required to address changes in the Fort Myers
Shores Planning Community due to the adoption of the Caloosahatchee Shores
Community Plan. This plan redesignated lands from Rural and Suburban to Outlying
Suburban. Since no Outlying Suburban designation prev1ously existed in the Fort
Myers Shores Planning Community, there was no allocation for residential uses in
Outlying Suburban. This amendment made changes to the residential acreage
allocations between the Future Land Use Categories but did not alter the overall

population accommodation of the Fort Myers Shores Planning Community.

ATTACHMENT 3 FOR : November 14, 2006
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CPA2005-26
LANDUSE ACREAGE ALLOCATIONS
~ PUBLICLY INITIATED
AMENDMENT
TO THE

LEE COUNTY COMPREHENSIVE PLAN

THE LEE PLAN

Publicly Initiated Application
and Lee County Staff Analysis

LPA Public Hearing Document
| For the

November 27%, 2006 Public Hearing

Lee County Plahning Division
1500 Monroe Street
P.O. Box 398
Fort Myers, FL 33902-0398
(239) 479-8585

November 27, 2006




LEE COUNTY
DIVISION OF PLANNING
STAFF REPORT FOR
COMPREHENSIVE PLAN AMENDMENT
CPA2005-26

v'| Text Amendment v'| Map Amendment

This Document Contains the Following Reviews:

v’ | Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

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

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: November 14, 2006

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DCD/DIVISION OF PLANNING

2. REQUEST: Amend Future Land Use Element Policies: 1.1.1 and 1.7.6, converting the
Lee Plan's planning horizon to the year 2030 and revising Table 1(b) Planning
Community Year 2020 Allocations to update the allocations through the Year 2030.
Amend The Lee Plan Map 16 (Lee County Planning Communities Map) to reflect the
changes in municipal boundaries.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that he Board of County
Commissioners transmit the proposed amendment to the Lee Plan to the Department
of Community Affairs. This proposed amendment will change Map 16 to reflect the

STAFF REPORT FOR : November 14, 2006
CPA2005-00026 _ Page 1 of 19



current city boundaries (Attachment 1). A separate amendment is also under review
to reflect the desires of the citizens in the San Carlos Planning Community regarding
the border west of US 41 along Pine Road (CPA2005-00016). Planning staff also
recommends that Table 1(b) be revised to accommodate the most recent 2030
population projections’ for Lee County and associated development and renamed to
“Planning Community Year 2030 Allocations” (Attachment 2). Staff also recommends
 that Lee Plan Policies 1.1.1 and 1.7.6 be amended as provided below. ’

POLICY 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use Map
series (see Policies 1.7.6 and 2.2.2). They depict the extent of development through the year
2020 2030. No development orders or extensions to development orders will be issued or
approved by Lee County which would allow the Planning Community's acreage totals for
residential, commercial or industrial- uses established in Table 1(b) to be exceeded (see Policy
1.7.6). The cities of Fort Myers, Cape Coral, and-Sanibel,_Bonita Springs and Town of Fort
Muyers Beach are depicted on these maps only to indicate the approximate intensities of
development permitted under the comprehensive plans of those cities. Residential densities are
described in the following policies and summarized in Table 1(a). (Amended by Ordinance No.
94-29, 98-09) '

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Tablé (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2620 2030. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which would
allow the acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded. This policy will be implemented as follows: ‘

1. For each Planning Community the County will maintain a parcel based database of
existing land use. The database will be periodically updated at least twice every year, in
September and March, for each Planning Community.

2. Project reviews for development orders must include a review of the capacity, in acres, that
will be consumed by buildout of the development order. No development order, or extension of -
a development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table
1(b), Acreage Allocation Table regardless of other project approvals in that Planning
Community.

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and
Appraisal Report, and every five years thereafter, the County must conduct a comprehensive
evaluation of Planning Community Map and the Acreage Allocation Table system, including
but not limited to, the appropriateness of land use distribution, problems with administrative

! Florida Population Studies, Volume 39 Bulletin 114, Bureau of Economic and Business Research, February 2006.
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implementations, if any, and areas where the Planning Community Map and the Acreage
Allocation Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 00-22)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

o The planning time horizon for the Lee Plan should be extended to the Year 2030.

o The current Lee Plan Table 1(b) population projections are the 2020 mid-range
projections from the February1996 University of Florida Bureau of Economic and
Business Research (BEBR) publication.

e The most recent University of Florida Bureau of Economic and Business Research
(BEBR) projections were published in February 2006. '

e BEBR’s 2020 population projection for Lee County listed in the 2006 Population
Study is 37.6% higher than the projected population used for the adopted 2020
allocation table. ‘

e The estimate from BEBR for Lee County’s April 1, 2006 population is 16,392
persons less than the 1996 BEBR projection for 2020.

¢ The proposed allocations are intended to accommodate Lee County’s projected
2030 population.

¢ The allocation table includes a “safety factor” of 25% of the increase in the
unincorporated population.

e The current allocation table accommodates 80,000 fewer residents in the
unincorporated area of Lee County than is projected for the year 2030.

C. BACKGROUND INFORMATION

This amendment was initiated by the Board of County Commissioners on September 28, 2005
to implement recommendations from The 2004 Evaluation and Appraisal Report (EAR). The
EAR included a recommendation to update the planning horizon of the plan to the year 2030
and adjust the Planning Communities Map (Lee Plan Map 16) to reflect changes in the
municipal boundaries. Extending the Lee Plan planning time horizon to 2030 for other
elements requires that the Planning Community Year 2020 Allocations Table (Table 1(b))
allocate enough acreage for the regulated uses to accommodate the 2030 population
projections.

The current allocation table is based on a 2020 population of 602,000 with a 25% population
buffer on the increment of growth between 1997 and 2020 or 653,939 people. The most recent
University of Florida Bureau of Economic and Business Research (BEBR) projection for 2020
is 828,500 and the 2030 projection is 979,000. The most recent population estimate for Lee
County, April 1, 2006, is 585,608. As required by Rule 9]J-5.005(2)(e), the revised allocation
table will be based on this BEBR projection. To remain consistent with other Elements of the
Lee Plan, the Table 1(b) needs to be amended to reflect the land use needs to accommodate
the population estimates through the year 2030 which, through the Evaluation and Appraisal
Report amendments, is the time horizon of the rest of the Lee Plan Elements. Using the
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préviouSly accepted methodology, a 25% population buffer on the increment between 2006
and 2030 is added to the 2030 projection to allow for market shifts. Therefore, the allocation
table will accommodate a population of 1,086,207.

PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

Origin of the Planning Community Year 2020 Allocations Table 1(b)

The Planning Community Year 2020 Allocations Table and Planning Communities Map
evolved from the Year 2010 Overlay Maps 16 and 17. The original 2010 Overlay was a result
of the 1989 Settlement Agreement with the Department of Community Affairs (DCA). This
agreement required the County to amend the Future Land Use Map Series by designating the
proposed distribution, extend, and location of the generalized land uses required by Rule 9]-
5.006(4)(a)1.-9 for the year 2010. This was accomplished by creating 115 sub-districts,
generally nesting within the then existing 15 adopted Planning Districts, and allocating
projected acreage totals, for each generalized land uses, needed to accommodate the
projected 2010 population. Policies were added to the plan that provided that no
development approvals would be issued in a sub-district that would cause the acreage total
set for that land use category to be exceeded. The Overlay, in plain terms, was a device
de'signed to reconcile the population accommodation capacity of the Future Land Use Map
(estimated to be 70 years in 1989) with the 20-year time frame in the text of the element. It
was also designed to provide more certainty as to the extent and location of future
commercial and industrial development.

The Methodology Behind the Year 2010 Overlay

Residential acreage allocations were derived by projecting dwelling unit control totals for the
year 2010 for each of the County’s 15 planning districts. These units were then distributed
into the sub-districts following an analysis of existing units, and buildout units for each sub-
district. Units were changed to acres by applying a density factor based on The Future Land
Use category. Unfortunately, the base data for existing dwelling units at that time was
unreliable. The county did not have adequate data on any existing land use. This lack of an
accurate inventory made it extremely difficult to project accurate needs and their required

acreage figures. In addition, there was no safety or flexibility factor included in the
residential projections.

A Countywide commercial acreage figure was established by a consultant. Alternatively,
Socio-economic data from the metropolitan Planning organization was used equated to
existing acreage resulting in an employee per acre figure. A straight line projection was
made by Planning District. These figures were then disaggregated into the sub-districts.
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Industrial allocations were based on the acreage figures for the Industrial Development,
Industrial Interchange, Airport Commerce, and Industrial/Commercial Interchange
categories and the employment goal in Policy 7.1.3. All of these figures were reviewed in
light of data generated in other studies and the inventory of existing uses in an effort to make
the final figures consistent.

Problems with the Implementation of the Year 2010 Overlay .

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory, the lack of a
reliable existing land use database, and difficulty in explaining the concept and regulatory
nature of the overlay to the public. A major effort was directed at resolving some of these
problems. The establishment of a reliable database identifying the current baseline of uses
was essential for the establishment and monitoring of a workable overlay. There were still
issues with the overlay, however, that could not be resolved in a principled and satisfactory
manner. These included: ‘

1. Sub-districts proved to be too small to allow needed flexibility. The average sub-
district size is 4,000 acres (not including those totally located within one of the
municipalities;

2. The sub-district boundaries, originally based on traffic analysis zones, were erroneous.
Many existing and proposed developments (even parcels) cross sub-district lines;

3. How to treat quasi-public uses, such as churches and schools;

4. How to treat recreational facilities in residential developments;

5. How to treat platted subdivisions with existing roads, but few houses;
6. How to treat mineral extraction;

7. The treatment of DRIs with lengthy buildout periods;

8. How to treat large lot developments and in general developments that are vastly
different from the assumptions in the Lee Plan; and,

9. The apparent need to restrict conservation, agricultural and recreational uses that
exceed the acreage thresholds.
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It was possible to devise rules to deal with all of these situations; these rules, however, were
relatively arbitrary and provided the County with little valuable information for
infrastructure planning purposes.

The commercial allocations have caused the most controversy, due to the speculative nature
of the employee projections, the inaccurate data in the initial inventory, and the absence of
alternatives to the crude straight-line averaging of the existing and buildout employees per -
acre ratios described in the previous section. Some of the allocations in the Overlay were
inadequate to accommodate even the existihg uses, and others were exceeded as the result of
a single zoning case or development order application. The County has responded to the
capacity deficits by delaying the legal effectiveness of the overlay until the last point
permitted by the 1989 settlement agreement. Procrastination, however, did not solve the
problem; in fact, it made the situation worse by increasing the expectations of the affected
property owners and financial institutions. '

Proposed Elimination of the Overlay by the 1994 EAR

In response to the shortcomings in the Year 2010 Overlay, the County, as part of the 1994
Evaluation and Appraisal Report (EAR) amendments, proposed the elimination of the
overlay. The DCA took strong opposition to this proposal and found the amendment to be
not in compliance. The finding of non-compliance also included several other objections to
the proposed EAR amendments. By far the main point of contention between the County
and DCA was eliminating the overlay. Upon completion of the Administrative Hearing and
issuance of the Recommended Final Order by the Hearing Judge, the County and DCA
entered into negotiations to resolve the remaining issues. There were several meetings and
some progress was made, but ultimately a mutually agreed upon settlement could not be
reached. The case went before the Governor and his Cabinet, acting as the Land and Water
Adjudicatory Committee. [Final Order No. AC-96-11 was issued on July 25, 1996] The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chapter 163, Part II, F.S., and Rule 9J-5, FAC.
The Final Order required Lee County to rescind, and not make effective, all of the
amendments which sought to delete the Year 2010 Overlay to bring the plan amendments as
a whole into compliance. Therefore, the Year 2010 Overlay remained a regulatory
requirement of the Lee Plan.

The Final Order did recognize that the Year 2010 Overlay was not the only mechanism to
address the issues at hand. The order states this “determination does not mean that Lee
County must retain the 2010 Overlay indefinitely, or that the 2010 Overlay is the only
planning tool appropriate for Lee County. The 2010 Overlay can be deleted from the Lee
Plan if alternative planning controls are established to compensate for the deletion of the
overlay.”
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During the negotiations, mentioned earlier the County and DCA had several discussions on
appropriate alternatives to the overlay. There were several themes the department felt were
necessary components of an alternative. The department felt strongly that communities
should be utilized as planning areas, a concept that planning staff agrees with. Regarding
mixed-use categories, it was the department’s belief that percentage distribution between
uses was the best way to regulate the mix. They did concur that the acreage limitations
contained in the overlay were a way to satisfy this requirement. The department was also
concerned with hurricane evacuation and the population at risk. During these negotiations
the County and DCA found much common ground. Every attempt was made in the
proposed replacement to the Year 2010 Overlay to address all of the departments concerns.

Amendment to Replace the Year 2010 Overlay

Included in the 1996 EAR Addendum cycle was an amendment to configure a replacement
mechanism for the Year 2010 Overlay that addressed many of the identified shortfalls of the
overlay while keeping the Lee Plan in compliance with the minimum criteria rule and Florida
Statutes. Many of the issues that were discussed during the negotiations mentioned above
were incorporated. The replacement to the 2010 Overlay has three basic tenets: to simplify
the overlay by reducing the number of districts; expanding the planning horizon to the year
2020 to be consistent with the rest of the plan; and, utilizing the April' 1, 1995 Bureau of
Economic and Business Research (BEBR) Mid-Range 2020 population projections? replacing
the projections from the 1994 EAR. '

The small geographic areas of the 115 sub-districts included in the Year 2010 Overlay proved
to be an unmanageable system for the intended outcome. The initial Planning Communities
Map that replaced Map 16 identified 20 distinct areas within the County. The number and
size of the districts was the subject of much debate. The size of the planning communities
needed to be large enough to avoid the long range planning allocation problem of the 2010
overlay yet not too large where there would be little certainty in the location of the controlled
uses. Planning staff brought a preliminary map to the Local Planning Agency (LPA) in the
spring of 1997. A consensus was reached that there should be 20 communities and the
Planning Community Map included in the 1996 EAR Addendum amendment cycle was
supported as a workable replacement to resolve the district size issue of the Year 2010
Overlay while still providing a level of certainty.

Map 17 of the original overlay was initially intended to provide a graphic representation of
the development potential of each sub-district. The map, which was actually a series of 115
bar charts, fell horribly short of this aspiration. While it was refined over time to better
perform this task, it made sense to call it what it was, a table of acreage limitations.

? Florida Population Studies, Volume 29 Number 2 Bulletin No. 114, Bureau of Economic and Business Research,
February 1996.
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Therefore, the amendment eliminated Map 17 and added a new table, Table 1(b) Acreage
Allocation Table, to the Lee Plan.

For a history of amendments to Tablel(b) and Map 16 see attachment 3.
B. METHODOLOGY

The methodology for updating Table 1(b) for the year 2030 is essentially the same as the
original allocation table methodology. The models used to initially establish the County
control totals and those used to disseminate the acreages to the Planning Communities have
been updated with data on development since the original allocations were made. New
approvals have also been incorporated into the model as well as the counties efforts in land
conservation though the Conservation 2020 program.

Population _ ‘
Residential land use data from the existing land use database, maintained by planning staff,

has been integrated with census data for persons per household and residential occupancy
rates to estimate population by year. These estimates have been compared with the annual
estimates from BEBR. This comparison of data reveals a consistency between the two data
sources. Therefore, staff has concluded there is no justifiable basis for adopting a 2030
population projection from a different source and recommends using the BEBR mid range
2030 projection from the February 2006 Population Studies Bulletin 144 as the official
population projection for the Planning Community Allocation Table. Maintaining the
existing methodology, a 25% population buffer is applied to the projected increase in
population. The proper way to allow for a flexibility factor was the subject of considerable
debate during the administrative hearing. Utilizing 125% of the incremental growth was
supported by recognized planning literature.  Therefore, the allocation table will
accommodate a population of 979,000 plus a 25% safety buffer on the increment of growth
between the 2005 estimate and the 2030 projection. This equals 107,200 people. Since the
allocation table will only need to accommodate the population expected in the .
unincorporated portion of the county, the buffer was proportioned based on the percent of
total county population to the unincorporated population currently (53%). The proposed
allocation table will include enough residential acreage to accommodate an unincorporated
population of 495,000.

Residential Use
The BEBR population projection of 979,000 is being used as the countywide control total for
permanent resident population. As stated above, the unincorporated pdrtion of this

projection plus a proportion of a 25% safety buffer is 495,000. The accommodation of this
population and safety buffer is distributed amongst the existing 17 planning communities
according to the methodology established in the original amendment establishing the
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allocation table mechanism of the Lee Plan. This process uses a sophisticated collection of
databases developed by planning staff. Utilizing the existing land use database, dwelling
unit counts for each unincorporated Planning Community are determined and entered into a
spreadsheet. Due to the very nature of the various communities, population characteristics
will vary. Planning staff compiled a database of demographic components for the individual
Planning Communities from the available census information and reports from BEBR. The
1996 methodology applied unique occupancy rates to each planning community. At the time
the data was not available to make unique assumptions for persons per household (PPH).
Since the release of the 2000 Census, staff has updated this information and is now able to
aggregate census block level information to generate unique PPH estimates for each
community as well as updated occupancy rates. '

The next task was to generate unit projections for each community for the year 2030. To start,
the population projections for the City of Bonita Springs, City of Cape Coral, City of Fort
Myers, City of Sanibel, and the Town of Fort Myers Beach were directly input from
information provided to the Division of Planning from these municipalities. Lehigh Acres
also had an agreed upon population figure,'generated by a population study completed for
the Smart Growth Department. These results were also input into the accommodation
model. The remaining unincorporated community population projections were evaluated
using the approved Planned Development and subdivision information and the historical
growth trends for each community. Each community's dwelling units (DU) were trended out
to the year 2030 with a built in cap based on the Future Land Use Map's potential additional
units allowed on the existing undeveloped land and adopted Lee Plan Assumptions.

The model was redesigned to evaluate the increment of new dwelling units needed to
accommodate the projected 2030 population. The April 1, 2005 dwelling unit count and
existing residential acres from the existing land use database were set as the base line date for
the reallocation analysis. The difference in population from 2005 to 2030 was used as a target
for determining the need for new dwelling units. An equation was added to the model that
multiplies the increment between the proposed allocation and the existing residential acreage
inventory to the planning community’s residential dwelling unit per acres assumption for the
FLUM designation which results in a figure for assumed new dwelling units. The new unit
estimates were added to the existing dwelling unit inventory and multiplied by the estimated
community occupancy rate and PPH to determine the accommodated 2030 population. The
results by planning community were summed and then compared to the unincorporated
portion of the 2030 BEBR projection. Adjustments were made to assure that the population
increment plus 25% was matched. This process required a “hands on” approach comparing
available land, zoning, natural features, and access to land while continually monitoring the
impacts each change had on the target population.
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Commercial

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs to determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and will result in a revised
methodology replacing the one used to determine the commercial need for the adopted Table
1(b). The existing methodology was formulated by a consultant for the 1986 Commercial
Needs Study initiated by Lee County for the 1988 EAR. The 1986 study was refined by staff )
for the original 2020 allocation table. This revised methodology is the basis for the 2030
commercial allocation update. New data on development since the first staff revision has
been added to the model. Revisions to the allocations may be warranted pending the
outcome of the ongoing study.

Historically, most commercial and industrial development occurred within the existing cities
in Lee County, primarily Fort Myers. As the City of Fort Myers’ supply of available
commercial and industrial land was depleted, new sites were developed in unincorporated
areas of the county. These new developments tended to occur in concentrated areas
somewhat segregated and buffered from residential uses. This pattern of development
continues to the present time: however, the smart growth initiative promotes mixed use
project designs in appropriate areas which will result in modified patterns of non-residential
uses.

Data from the Planning Division Existing Land Use database shows that, overtime (1980-
2005), the amount of commercially developed land (and associated building space) per
person has increased slightly in the unincorporated areas of Lee County. This trend can be
explained by the fact that commercial development generally occurs along the major
transportation corridors. The US 41 corridor is the primary north/south route through Lee
County. Property along this road within the City of Fort Myers has been developed and
unavailable for new commercial development pushing new development north and south to
the unincorporated areas of Lee County. Also, other than Colonial Blvd and Bonita Beach
Blvd, the major east/west routes are also in the unincorporated areas of Lee County. These
commercial corridors serve as the primary commercial areas for the residents that live inside
the incorporated areas and the seasonal and tourist residents. In 1980 the unincorporated
area of Lee County contained 12 acres of commercial land per 1,000 residents in the
unincorporated area and 79,525sf of commercial building area per 1,000 residents in the
unincorporated area. These figures have increased to 16 acres and 111,108sf. Based on these
trends, it is obvious that commercial growth in Lee County is not entirely dependent on
residential growth. The commercial allocation must also accommodate the needs of non-
permanent residents and tourists.

The commercial need in unincorporated Lee County in the year 2030 has been based on an
average of four methods of projecting acreage needs. First, a forecast of commercial acres for
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the unincorporated population was made from the data exported from the Planning Division
Land Use Inventory by year from 1980 to 2005. Second, the acres per person for each year
from 1980 to 2005 was calculated and forecast through the year 2030. This was then
multiplied with the projected population for the total acreage estimate. :

The remaining two estimates were based on commercial building area and converted to
acreages. A floor area ratio study was done to determine the average commercial building
size per acre of land. Data was again drawn from the planning division database which
indicated that in 1980 an acre of commercial land averaged a building size of 6,600 square
feet. This figure grew to 7,400 square feet by 2005. The annual data was trended to the year
2030 and resulted in an average of 8,500 square feet per acre. This was also compared to the
recent approvals for commercial planned developments. Currently approved planned
developments average 8,509 square feet per acre of commercial land. This analysis led to the
conclusion that for allocation purposes, the assumption of 8,500 square feet of building area
per acre in a commercial project is appropriate. The trended data was also considered
appropriate for estimating intervals in the time horizon. In 2010 it is assumed the building
square feet per acre will be 7,795, in 2020 it will be 8,148, and in 2030 it will be 8,501. Similar
to the acreage analysis, commercial building area based on existing population was
estimated. The forecast building areas were then divided by the square feet per acre figures
described above. The final forecast was based on historical building square feet per resident
population from 1980 to 2005. The result of this forecast was multiplied with the projected
unincorporated population to generate a total building square feet estimate which was then

divided by the square feet per acre figure. |

The results of these four methods were then averaged to generate an estimate of commercial
need for the time horizon of the plan. The commercial needs were estimated for 2010, 2015,
2020, 2025, as well as the horizon year of 2030. The acreage needs for each of these years are
(respectively) 6,400, 8,300, 10,000, 11,500, and 12,300 acres.

A second check of the commercial allocation need was performed based on the 1986
“Commercial Land Use Needs in Lee County” by Thomas Roberts, of Thomas Roberts and
Associates. This study estimated 11,483 commercially developed acres by the year 2010. The
original study was based on a BEBR Mid-Range 2010 population of 499,500. In 1989 the
Board of County Commissioners revised its population projection and adopted the BEBR
High-Range number of 640,500. At that time Mr. Roberts was asked to adjust the commercial
needs figure. In a December 10, 1989 memorandum he proposed the following methodology
to amend the previous projection. The pre-factored area of 11,483 acres was multiplied by
640,500/499,500, or 1.282, producing a new pre-factored area of 14,721 acres. He went on to
modify this figure with a safety factor and a flexibility factor. He did, however recommend
that because the higher population projection is being utilized, the safety factor should be
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reduced to 5%. Doing the math produced a figure of 18,622 acres for the entire county, which
he recommended the County use.

Utilizing a like methodology, planning staff recalculated the future commercial needs. The
proposed population for this amendment is the BEBR Mid-Range number for 2030 of 979,000.
Rather than adjusting the commercial acreage by applying a safety and flex factor, this
update is utilizing the population with the added 25% safety factor applied. Adjusting the
original 11,483 acres by the population ratio 1.96 (979,000/499,500), produces a new pre-
factored figure of 22,506 acres. The safety buffer of 107,200 persons is equivalent to 2,465
acres to be applied to the  unincorporated  commercial  allocation
(107,200/499,500*11,483=2,465+). To adjust the total commercial need to reflect the
unincorporated portion, the results for the total commercial and service employment sectors
of the 2030 traffic analysis zone (TAZ) model were applied. The TAZ model assigns 51% of
the commercial and service industry employment to the unincorporated areas of Lee County.
Assuming this percentage will also apply to the acreage needs, 51% of the 22,506 acres (11,478
acres) will need to be allocated to the unincorporated portion of the county. The safety
factor, based on allocated population, was calculated by applying the percent of population
in the unincorporated portion of the county (53%) to the county wide safety factor. This adds
an additional commercial allocation of 1,312 acres to the total commercial allocation need for
the unincorporated area of the county for an end result of 12,790.

The next aspect of the allocation of commercial acreage for the year 2030 is to disaggregate
the total need between the planning communities. Each community is not necessarily self-
supporting in its commercial needs therefore some areas may grow faster commercially than
they do residentially and visa versa. The acreage is distributed by Planning Community
based on a number of measures: ,
1. Review existing allocations and compare to the existing commercial
development.
2. Generate and apply the four techniques described above at the Planning
Community level and apply to the projected population increase.
3. Compare the commercial acreage need to the available land supply within each
community.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating commercial
acreage based on the existing development, approved developments, and areas designated
for commercial development. The amount of vacant commercial zoning was also taken into
account in the disaggregation.
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Industrial Use

In August 2006, a consultant was hired by Lee County to re-examine the commercial and
industrial land needs and determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and may result in revisions
to the proposed allocations in this amendment to Table 1(b).

Pending the completion of the current study, the previous study of Future Industrial needs
' for Lee County, completed in August 1983 by Thomas H Roberts, will be used as the basis for
the new 2030 allocations. This study has been revised and modified over time. This study
and its revisions focused on how much land Lee County needed to designate on the Future
Land Use Map as industrial. However, The Lee Plan allows for limited commercial
development in industrially designated lands to support the surrounding industrial uses.
This means some uses that are envisioned to occur within these industrial areas will not be
inventoried as industrial. For example, a small deli with a customer base from a surrounding
industrial park will be inventoried as a commercial use even though it may be located within
an area designated as Industrial on the Future Land Use Map. Therefore, it was important to
further refine the accepted industrial study for the original allocation table adopted in 1998 as
part of the 1996 EAR Addendum amendments. While the revisions to the commercial needs
study considered building areas as well as acres, staff concluded that the appropriate unit of
measure for the industrial component of the 2030 allocations is acres. Much of Lee County’s
industrial uses occur out of doors such as concrete batch plants, lumber yards, and
distribution centers. These uses may require large areas of land but have minimal building
square footage.

The 1996 study update was revised to include the updated population projection for the year
2030. ‘

To accomplish this task, the original Thomas Roberts study was updated with the population
estimates for 2030 to determine the employment estimates needed to estimate acreages based
on the Industrial Need Study methodology.

Based on this population, Lee County’s industrial land need in 2030 will be 13,100 acres. This
is based on the BEBR 2030 population plus a safety buffer of 25% of the population growth
between 2005 and 2030. Using the same methodology described for determining the
commercial portion of Lee County’s total need, the unincorporated land area need for
industrial is estimated to be 6,630 acres. The dissemination of this allocation follows a similar
methodology as well. The areas most suitable for industrial uses were determined based on
access, zoning, Future Land Use Map (FLUM) designation, and environmental issues. The
location of industrial uses, while not limited to areas designated as Industrial Development,
Industrial Interchange, Industrial Commercial Interchange, and Tradeport (formerly Airport
Commerce), are primarily located in these areas. The first step was to calculate how much
land in each planning community was designated in one of the above FLUM categories. An
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additional analysis has been performed for the 2030 allocation table. For this review, the
existing allocations are also compared to the existing uses to determine if any communities
no longer have sufficient remaining acreage to attain the industrial uses accommodated by
the current table.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating industrial
acreage based on the existing development, approved developments, and areas designated
for industrial development. The amount of vacant industrial zoning was also taken into
account in the disaggrégation.

Parks and Public .

The 2020 allocation table provides an estimate of public/quasi-public land as an informational
item, not as a regulatory number. The figure in the allocation table includes the expected
amount of not just park, school, and government services land, but also, public infrastructure
like roads and surface water management as well as quasi-public uses like religious facilities,
private golf courses, and non-profit civic associations. Publicly and privately owned and
dedicated conservation areas are also included in this category. The Planning Division Land
Use Inventory includes detailed information on these uses which have proved to be valuable
information. However, the original 2020 allocation methodology indicated that creating an
allocation for these uses could be limiting uses that are partly regulated in other sections of
the plan to ensure that sufficient land is available. These regulations promote more public
land not a cap on public land. Therefore, the updated allocation table proposal also includes
an informational/non-regulating estimate on public and quasi-public lands in the year 2030.

Active and Passive Agriculture

The current allocation table estimates agricultural uses in the year 2020. However, the
existing inventory of agricultural land exceeds this figure on the allocation table. It is
expected that, in an urbanizing county such as Lee County, over time agricultural uses will
be displaced with non-agricultural uses or in some instances purchased for conservation
purposes. However, it cannot be assumed that there will only be a reduction in the amount
of agricultural acreage in all areas of the county. While agricultural uses are displaced in
some areas of the county they are expanding in other areas of the county primarily in the
areas designated as Rural and Density Reduction/Groundwater Resource. Therefore, the
acreage projections are used as 2030 estimates and not as a regulatory number that cannot be
exceeded or fallen below. ' '

Vacant Land

Similar to the agricultural uses, the amount of vacant land should also be expected to reduce
over time. Lands classified as a vacant use are only those with no structures and no other use.
For example, a vacant commercial building will still be classified as a commercial use and a
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parcel used as open space with no building will be classified as Public Open Space.
Therefore, unlike, agricultural uses, vacant lands will not decline in one area and increase in
other areas, with the exception of some demolitions of condemned/damaged buildings and
also the occasional agricultural use which is abandoned and reverts back to vacant. For these
reasons, the allocation for vacant land is not a regulatory number.

Conservation Land
The Conservation Allocation is also one that is impractical to regulate. The Lee County

works with other permitting agencies to enforce wetland regulations, however the final
responsibility falls to these agencies. If the county does not regulate this use, the acreage
allocations can not be regulatory. Staff, again, sees the merit of maintaining the database
inventory of these uses; however, the acreage figure in the allocation table is not regulatory.

B. CONCLUSIONS

The allocations for the three regulatory aspects of Table 1(b) have been updated to
accommodate the projected population through the year 2030. The proposed allocations are
based on historical trends, land availability, existing approvals through plats, planned
developments, and conventional zoning. The allocations accommodate the existing
development and expected development (Attachment 4).

C. STAFF RECOMMENDATION

Planning staff recommends that the Board of County Commissioners transmit this proposed
amendment to the Future Land Use Element and the Future Land Use Map Series. Future
Land Use Map 16 is to be revised to reflect changes in the municipal boundaries and Table
1(b) is to be updated to accommodate a population of 979,000 in the year 2030.

STAFF REPORT FOR _ November 14, 2006
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. November 14, 2006

A. LOCAL PLANNING AGENCY REVIEW

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

C. VOTE:

STAFF REPORT FOR November 14, 2006
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING; December 13, 2006

BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
BRIAN BIGELOW
TAMMERA HALL
BOB JANES
RAY JUDAH
FRANK MANN
STAFF REPORT FOR November 14, 2006
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A.DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

B. STAFF RECOMMENDATION

C. STAFF RESPONSE

STAFF REPORT FOR ' November 14, 2006
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PART VI- BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

BOARD REVIEW:

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
BRIAN BIGELOW
TAMMERA HALL
BOB JANES
RAY JUDAH
FRANK MANN
STAFF REPORT FOR ‘ November 14, 2006
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Amendments to Tablel(b) and Map 16

The existing allocation table and map have been amended periodically since it was adopted.

PAM/T 98-07 — This amendment created a new Future Land Use Map designation
“Mixed Use Interchange” and amended the allocation to reflect this change.

PAB 99-20-M/T - This amendment created 2 new planning communities to
acknowledge the incorporation of the City of Bonita Springs and the Community Plan
for the Bayshore community. While community plans are not required to follow
planning community lines, the Bayshore Community Plan was split between the Alva
and North Fort Myers Planning Communities. It made sense to establish a Bayshore
Planning Community. Other changes to the map reflected Future Land Use Map
changes adopted after the creation of the Planning Communities Map. These changes
included the expansion of the “Airport” category, a change from Industrial to Open
Lands (reflecting existing uses), and a change from DRGR to Urban Community based
on the adopted Lehigh Commercial Study. These changes primarily impacted the
Southeast Lee County Planning Community where Future Urban land use categories
typically did not exist. This amendment also made changes to the allocation table based
on these changes and to reflect changes in development patterns such as the 1,600 unit
reduction in the Brooks’ DRI approval. This amendment followed the MPO Traffic
Analysis Zonal Data project. This helped staff refine existing uses at the TAZ level and
identified areas where the existing allocation was excessive and where the allocation
would not’accommodate anticipated growth. These changes were primarily shifting
residential acreages from one Future Land Use Categories to another within the same
Planning Community and did not change the population accommodation within the
Planning Community.

CPA2002-00006 — This amendment corrected an oversight from the 1999 amendment
where the Bayshore Community was split from the Alva and North Fort Myers
Community. Inadvertently, the entire allocation of Outlying Suburban had been shifted
to the Bayshore Community while there was still a 172 acre portion of Alva designated
Outlying Suburban. ‘

CPA2004-00015 — This amendment was required to address changes in the Fort Myers
Shores Planning Community due to the adoption of the Caloosahatchee Shores
Community Plan. This plan redesignated lands from Rural and Suburban to Outlying
Suburban. Since no Outlying Suburban designation previously existed in the Fort
Myers Shores Planning Community, there was no allocation for residential uses in
Outlying Suburban. This amendment made changes to the residential acreage
allocations between the Future Land Use Categories but did not alter the overall
population accommodation of the Fort Myers Shores Planning Community.

ATTACHMENT 3 FOR November 14, 2006
CPA2005-00026 Page1of1



g 40| abed ¥ INSWHOVLLY 92000-5002vdD
[G)] zL5'L 25 £VE'L (0) eov'ee eov'ee vZ€'0g - SL1'25¢ GL1'.5¢€ €L£'59€ el
(oz1) gcL 0 F2 {vz6) SE6'C 210 Ges'y (z60°'09) T18'08 08'02 0zZL'vy JUBSEA
0 119 119 96¢ 0 [4%4 4 riz'e 9z’ 8il 0€g’L8 8v6'L8 88’6/ (spuepam) uoeAIasuo)
- - - - 66E'CL 6vS'cl €€9'yl (s8.'6) 0L0'vS S8C'vY [E&°T) aINyNoUbY aaissed
(@ z - - L18'9 00L'S 860'9 (909'2) 205’ 968'vZ “SPL'vE aIN)N2YBY aANdY
[y (6134 [¥A4 LES 860'0 09v'9z 819'/S 8/0'v8 9/9'8S oland
jelysnpuy
1 3] [4°] as o4 e 18 14 www,m, vZe'y 06.°CL 09v'6 |erddawiwod
SLl 0.€ S8Y 2194 vSy'L 166°'L Sov's €l1'e £2.'Z¢ SY0'6Y 89.°18 651°L9 [enuapisay (e0]l Aunod pareiodioouiun
- - = Z B . - - - - - - SPUB[ISAA SPUET UOIIBAISSUOD)
= . . . . p . B - - E - SPUBISpA
- z z N - N - N - - - - spue(dn spuen UoeAIasuQ)
- - - - [Beie] 514 009 (014 mwm.m 800"y 6.9 ° ¥vS's 'S9Y AMPD - 'paY 'susg
- - - - LGt £6 (0574 S/l 162°L ) 806'L 508'Z 160 ‘ spueq usdQ
- - - - 14 i S S lC Gl [474 gic Spuets| 18I0 2
- - - - - - - - 08y 0z8 00g’L - felny [eyseod %
- - - - - - - - 86¢ 20.°C 00L°€ 9v0'c anasald Aunuiwo) [einy w..
- - - - 169 60€'L 0002 6LY'L ¥58°'C 6Z9's 6.v'8 116'8 [einy W
- - - - - - - - () 6 6 6 LodapeiL W
- - . - . . . . , - . - poduy || =
- - - . - - - - €6¢ 20§ 006 vro'L Aunuinod meN w
. z = N = - B B B - - - abueydiaiu| sbeja AisISAILN m
N T T - - - - - {0) 0 - - abueyausiu| [eR1eWWOD/|BIRShPU| p_l.
N A N A B - M - (0) / / . abueyosaluj {eRIBWWOY/[EIaUID nUN
- . - - - . " " ) ) v €S sbueyoe| eleus || &
. . . ” . . . B - - - - sbueydisyu| reuisnpu| M.vu
- - - - - - - - LeL 611 058 098 Aunwwog Aysisaiun m,
- . - [ - - - - O] P L z semydedonand | ‘Q
- B - - - - - - 9l €9 6L 96 uawdoerag [emsnpul || <
- - - - [:74 S 0 Sl GeV'T vZe'e 65.'G 1€2°G uequngng Bukpno
- - - - - - - - 18Z'¢ vSEEL GE€9'9L ETe T uequnang
Sl 0.¢ Sgy 1E¥ 9z v6y 0z$ 615 ze8'LL 788'9 vLL'8lL €681 Aunwwod ueqin
B : - - - - - - 6009 A Ll 8566 ueqJn [esuad
. - - - - - - - 181 eeL’L 0ZE'L vay'l Juswdojanag aAIsUUY
uoiea0)Y juawdoleaaq uonesoly uoRESO|Y uonesoly wawdojarag uonesolly uonesoly uole20IY juswdolarsq uoleay uojjesoliy uonesIsse[y asn pueT asning
Suueway Bunsix3y pasodoid Bunsixg Buuleway Bunsixa pasodoid Bunsixg Buiuewsy Bunsixg pasodosd Bunsixg .
apuels) eoog BAlY sjejol AQjuno) a9
SUOREI0||Y 0£0C Je3A

(a)L 37avL’




g joz abed ¥ INJWHOVY LLY 92000-5002vdD
- LeL'zy LeL'zL £69'vL - 8LV 8LL'LlL 9512l - - oo - fejol
{069) Lo¥'L 148 695’} (ocz'2) EVET €Ll €€ - - - - JuedeA
- 9ee'e 9ez'c 2/9't 0 vl L'l Szl - - - - (spuepam) UoHBAISSUOD)
(ev2) Z5€E 601 186'9 (s1g™t) G18°¢ 0052 GIEY - - - - 2IRyNONBYy sAlssed
oSl - (12) 129 0SS 029 - - - - 31N NoUbY 9AlOY
€6L'L LEY') vZL'L 21ang”
\ BeSUoN|
lerysnpuj
3> 6L 0s 9 g9l jejord 00¥ 152 - - - - jeloiswwo)
LL9 £69 oLe'l (A" 9vs§'T 290C €19y 1€9°¢ - - - - [efuapIsay fejo Aunod Umum‘_oeo”.vc_c:
- - - - - - - - SPUEIBM SPUET UOBAIBSUOY)
- - - - - - - - SPUENSM
- - - - - - - - spuejdn spue UoREAIBSUOD)
- - - - - - - - 'S8y IMPD - "paY sus( |
[4t]4 801 06S 886 - - - - - - spue uado
- - - l I 8 - - - - spue(s| JaJnQ 2.
- - - - - - - - |einy [BI1SE0D %
- - - - - - - - antasald AuUnuiwo?) jeiny W
Zel 895 00L €€9 0.0V oee oor'L €82 - - - - feuny W.
- - - - - - - - podapesy m
- - - - - - - - vodity || S,
- ~ — - " - N - Aunwiwos meN W_
- - - - \ - - - - abueyouaiu| 8be(iA Alsianiun m
- - - - - - - - abueyoiaju| [B10J3WWOD/jeIISnpU| p_ﬂ
- - (0). L L ) - - - - 8buByoIAI| [BIDJISWWOD/[EISUSS) w.
- - - - R T - z sbueyosaju| |eeua9 m
- - - - - - - - abueyoJsiu| [euysnpu| Mu
- - - - - - - - Rlunwwos AisLsAiun m
- 3 - - - - - - saqoes oand || ‘8
- - - - - - - - swdojaas( [euIsnpu| <
€ Ll 0z [i4 LES g G 00€g - - - - ) ueqingng BuIARNO
- - 695 L'y 018'L €08’} - . - - - UBqinqQng
- - 0se 08z 0g9 (344 - - - - Awnwwod ueqin
- - 9l v6L 1] %4 80¢ - - - - ueqin |egusd
© 0 Ly 6 0z 08 - - - - swdojeraq anisualul
uoleoso|iy wswdojareq [Bil=lN uonedo|ly uciesol|y wawdojereq uoledTily uoljeso|iy uonesoly wawdopAsg -uoneds|iy uonesolly uonedyIsse|) asn pueT ainng
Buisieway Bunsixg pasodoud Bunsix3 Bulureway Bunsixg pasodoid Bunsixg Buigway Bunsixg pasodosd Bunsix3
2810)S Juing saloys SISAN HO4 sbundg ejiuog
SUOREIO[|Y 0€0C JEDA

¢

()1 3ngvl




g Jog abed

¥ AINJWHOVLLY

92000-5002vdO

L6L'C

16L'2

94'86¢ 91'85¢

€Ll

[ej0L

€lLe

Juedep

8v.

€€l €El

(spuepam) uonealasuon

aInynouby aAIssed

a.nyinolby aAnOy

oiand

_m_bm:u:_

[e1o1awWwWwod

leguapisay (ejo] Ayuno) patesodioouiun

SPUB)OA SPUET UOJBAIBSLIOD

SPUEBM

spugidf) SPUET UORBAIBSUOD)

"Say MpO - pay susq

spuen uadQ

cel 0s1

Ll

Spugjs| 18I0

|einy [e1Se0))

amIBsald AUNwwo) |einy

1£:13

ey

yodapes)

yodiy

09¢

Alunwwon maN

abueyousiuj abe|ip Alsiaalun

aBueyoIs)U| feIoIaWWoD/[e1snpU|

abueyossiu| [erRlswwos/jejsuas

abueyassiuy [EJouUaD)

abueqoJsiU| [eInsnpu|

Aunwwo) AjISIsAIun

(0)

san|ioed aNand

2%

6¢

14

KiobBajen asn pueq eimnd Ag jenuapisay

wawdolaAaq [ewisnpu|

0

69

LEY 00s

R1%4

ueqngng BuiApno

08

68

902

uequngng

Ajunwuiod ueagin

6l

(3%4

0]>74

S¥S

ueqn [enusd

85

61

0se

L6C

0

Lc x4

L2

awdoeAa( aASUBU|

uonesoly
Buureway

uawdojpasq
Buysixg

uoneoofy
pasodosd

uonedo|)y
Bupsix3

uoneso|y
Buurewsy

swdoeasQ
Bunsix3

uopedo|ly
pasodolg

uoneoo|ly
Bunsixa

uagedo|ly
Burewsay

juswdojeasq
Bunsixg

uoyeao|ly
pasodoid

uonedoly
Bupsixg

uonEedYISSe|H IS pue aImng

s19AN 104

eande)

jeq0) aden

(a)L 3189VL

suofedojly 0€0C 194




g jop abed

7 ANSAHOVLLY

92000-5002vdD -

196'L

XASAS

[ejoL

G80't - 0c

9/8'L 00€

juedep

6Ly

608'C

' (spuepam) uonealssuo)

L6¥'L

a1n)nouby sAIssed

LE -

3Jn}|noLBY aAloY

00§'L

alignd

[e1oJawwod

[EnUepisay 210 L Aunon pajelodioouiun

SPUB[ISAA SPUET UCHBAIASUOD)

SPUBISA

spue|dn spueT uoeAIasuUO)

'SoY AMPY - 'pay susQ

9c ocL

Ly

spuen uadQ

spue|s| BINQ

[einy |eISE0)

aAI9Sald AJIuUnWIWo) |einy

*005°}

CEAD

1einy

yodapes|

vodiy

ANUNWLIOD MapN

abueyauaju) abejjia Alsiaaiun

abueyoIaly| [elDJaWwWOos/[eIsnpu]

9BUBDIaIU| |BIDIBWWOY/[BIBUSS

sbueyaisju| |B1BURS

abueyoliajuy felsnpu)

Alunwwoy AsieAiun

salijoe4 aliqnd

AioBajen asn puet asmnd Ag [enpuspisay

Juswdojaas( |euisnpyj

004"

zs¢e'L

i veqingng Bulkpno

uegingng

Ajunwwo) uequn

ueqin [eJUS)

JuswdolaAaq aAIsusju|

uonedolly
Buiueway

Juawdofeaaq
Buysixg

uonesofy
pasodoid

uoneso|ly
Bunsixg

uonedoly
Buiuiewy

juswdojenaq
Buysix3

uofedoly
pasodoid

uoneoolly
Bunsixa

UoNReIojY
bSuiiewsy

ewdoferaq
Bunsixg

uonesojy
pasodosd

uoneooly
Bunsixa

uonedYISSe|D 9SM pueT aimng

Aemsed s[aiueg

uodiry/Aemales)

yoeag s1aAp Mo

SuoReIo||Y 0£0Z JESA
(9)1 318V1 -




g Jog abed

¥ INGWHOVLLY

92000-5002vYdD

850'Z1

099'0L - 91'66€'6L | 9L'SSE'6E

G/8'81

lejoL

0€6'C e

[ (8z1'1) 00LT L6

ZLe'y

JUBDBA

86.'C

€8Z'¢ (ov1) Z5v'6 90€'6 -

6.8'8

(spuepam) uoneasasuo)

06 (882) 882 -

a4} nolby aAIssed

(¥92) ¥9Z -

21N} |NouUBY SAIOY

08y

dliand

8¢e vv6'L

EL9'L 34} 6.5

|eldJawwo)

796'€

8cz'y 809 00S'€

[enuapisay B0 Aunod pajelodioduiun

SPUBlISA SPUET UORBAIBSUOD

SPUEISM

spue|d()} spueT UolleAiasuo)

'Say MpO - -pay sued

spueT uadQ

SPUB(S| 1IN0

[Biny |E)SE0D

aAlasald Ajunuwo?) jeiny

|eny

wodapel]

Hodiy

AunwwoD maN

abueudisiuy abe|ip Alsiaaiun

abueyoIsiu| [BIOBWIWIOY/[EI)SNPU)

sbuByoIaIU| [BIOJBWLIOD)/[BIBUSD

abueyoiaiu| [B1oURS

abueyduaiu| [euisnpuj

LEL

098 - - -

Ajunwo)) AIsIaAluf

S8ljoe 4 oand

(1)

£l 0 - g g

L

AioBajes asn pue aimn4 Ag jenuapisoy

juawdolaAa( [euIsSnpu)

14

- 14

- (4% yAT4 LL€

96¢

ueqingng BulApno

ove

6CL'L Gl6'L

0s2'C Lz £82°C 005

Liv'e

uequngng

(%44

612 000'}

0e6 184 699 058

169

Aunwwo) uequn

Sl Ll

Sl 88 182 74

[4%14

ueqIn 1BRUsY

JuswdofeAaa( aAIsuUay|

uoneooliy
Suulewsy

wawdojeAe
Bunsixg

uoneoo|y
pasodoid

uonedo|ly
Bunsixa

uoneso|Y
Buiuewsy

swdojarsq
Bupsixa

uoiedolY
pasodoid

UoneaoHy uonedo(y
Bunsixgy Butuieway

wawdojeasq
Bunsixa

uoyedo||y
pasodoid

uoyedoly
bunsixg

uonEdYISSe|D s pue] ainng

[oqiueg

sojden ueg

Jo0Bai9opeuo|

sSuonReo||Y 0£0Z 4e9A
(a)1 31gavL



8 Jog abed . ¥ INSWHOVLLY . 92000-5002vdO

- €7'9L0'Ly | EV'9L0'LY | LES'OY (0) | 99v'ie 99v'LZ £0€'9z - €9'998'ZL | €9998'ZL | ElpTl lejol
(9,2782) ¥59'sE LLEL 195'61 (rel’t) G1G's 18L°¢ LISy LvL'y) 950'Z 60€ 069 ueoep
(0 96¥'L 96v'L SSP'L (S1) 8Ll L92'pL €0L'EL (0) 88l 881 8zt (spuejiem) uoneAIaSUOD
6Ll 61171 - . (99) L8 S8 096 (802) 802 - - ainynouby anissed
(s6) 66 - (o)  [2i9v% 00v'z EIET (i1) vil - - SIN}NOLDY SANOY

289°¢l ' 000°GL 8EL'EL 4 88€'L 00L'Z L' LBE €0L'¢ 00S'e v6E'C dlland
wa Sl R . ! e S AigjeInbadivo
S6l SoL 0oe ale . °14 |euisnpuj
peELL 98¢ ozy'L 414 62 |eldJawiwon
08v'slL €00'9 €8Y'LT 660°L1 $S0°'L 652’ gle'e 664°C 295 80€'S 0.8'G mmm.m [ejuspIsay (€JOL bc:oo_ pajesodioouiun

- - - - - - - - - - - SPUB[ISAA SPUET UORBAISSUCD

- - - - - - - - - - - - SPUB3M

- - - - : - - - - - - - - spue|d SpUET UoYeAIasUOD)

- - - - - - - - - - - - 'S9Y IMpD) - ‘pay ‘susq

- - - - - - - - - - - - spue uadQ

- ) - - - 14 (84 114 AN - - - - spugs| J8INo o

- - - - o8y 0z8 00€"L - - - - - eany [€35800 | &

- - - - - - - - - - - - aAISsald Alunwwo) [einy W

€l 1 14 ol 6S 2el 061 6211 - - - - [eJny W.

: — H H H H H H “ H i

- - ’ - - - - - - - - ANUNWLIOD MBN W

- - - - - - - - - - abueyoiaiu) abejia AlsisAiun m

- - - - - N - - - - abueyolsiuy [e1BWWO/BLISNPU| _pl.

- - ] - - - - - - - - abueydIBlY| [BIDISWIWOD/|BIBUID) w.

- - . - - - - - - - - . sbueyoiayu) |elsusg en.

- - .- - - - - - B - abueyousiuy [eISNpu} M.J

- - T - - - - - - - - AUNWwo)) AHSIBAIUN m

- - - - - - : - - - seqoe olgnd || ‘]

S Z - B - N 9 I oL 0l juswdoeAaq [euISnpu| <

- - , €6¢C L0€ 009 991 - - - - R ueqingng BuIApno
© 0 oot GLS G.9 9€9 85 rLL - {002t JAYAD - ueqingng

cLp'olL 162' 69z'clL 2808 9Ll y8¢ 00s 9Cs Ll y8L 098 0z6 Apunwiuod uegin
G66'Y S0z'e 00z'8 zso'e - - - - 4%} 8L.'C ovi'e 8LLC ueqin [enuad
- - € - € s . 65 109 099 y0L juswdo|aAs (g aAIsUBjU|
uonedo||yv juswdojenag uoijedo|ly Uonedo(|Y uoieooY yuswdojaraag uoned0jly uoneooly uonedo)ly wawdojarsq uoneoo|y uoneao|v uoljedyjisse|d 9sn pueT aining
Buuewey Bunsixg pasodosd Bunsxz | Buwewsy Bunsixg pasodoid Buysix3 buueway Bunsixg pasodold Bupsixgy
saloy ybiyan pue|s| auid s1afy Ho4 ynog
SuoREo0||Y 0£0Z JeIA

(a)y 31gavi



g 40/ obed . ¥ LINSWHOVLLY 92000-5002vdO

(00'0) v0'620'LL | ¥O'620'LL | SST'LL - €0l'ze €0L'ze 029'ze (0) 6v2'L8 6v2'18 66H'G8 jelol
(8ev™)) s12'cT L1l 8.2'1 {oog's) 98€'L 180°C zve'y (lz19) 1z9'9 | 00§ lze uedeA
(o) I8¢ 18€ 6GE - LI L1 €62 z09 826'0€ 0€5'1€ Z88'0¢ (spuenam) uoieAIasuod
(iez") 9Iz'e S¥0'Z 198'€ v9 z6v'L 9651 €'y (6£19) 285'8l 000'8} oLL'Lz aImnouby aAissed
[CEB) 904 05€ Ly () L0z 00z 18¢ SSt 6Vl LoL'st 990°12 8IMINoLBY SAROY

000’y [4 2z €/8¢C 000'% 610z  [olo¥ ¥86°L 000°C}

004

¥SS jelsnpuj
s€ oL 14 8L 0L €49 1891 8G1'L [44 91 8¢ : LE feldJswuwo)
999 0S.'C giv'e €02°E LiL'e 166'Z 20L'01 60Z'6 9/8'L 6ELT GL0'Y 062t [enuspIsay [ejo L Aunod pajelodioouiun
. = - B i - - - SPUB[ISAA SPUET UOBAJISUOD)
. = = - - z - - SPUBIaM
. . . - - < - - , spuejdn SpUET UONBAIBSUOD
- - - 1 - ‘ G/8'1 %4 000t €.5'e 'S3Y IMPY - 'pay 'susQ
- - |54 [44 414 14 - - - - spuen uadQ

- - - N - - - - Spug(s| 1IN0

- - - - - - - - o, [einy [EISE0D
86€ 2oL 00L'€ 9v0'e - - - - - . anasald Aunwwo) (eany
001 - ool PAs) 14 vi€ 00S £8€ - - - 20L ey
- - . - - - - - - i podapes)
- - - - - - - - Hodny

- 8 ] B - B L - - Aunwwo) maN

T - i - - ; - - - - abueyoiaju) abe||IA Aisiaaiun

. . » . - - - - - abueyolaju| [B10JaWwwWwo/|euisnpu|

- - - - - - - - aBUBLIaI| [EI0JBWIWI0S/[EIaUss)
- - (0) L L 6 1 [ St Sl . abueydisiu| [elausg
- - - - - - - - : aBueyolalu| [esnpu]

m " N N i - - ) - - Aunwwo) AjIsIaAiun

AiobBajes asn pueT aimnd Ag jenuspisey

-7 ° : - h - - - - sallioed dllgnd
- - (0) - ]o ) - - - - - JuawidojaAaq [elsnpul
S9 l 99 514 41 80¢ 00§ oL9 - - - - uequngns BulApno
- - 06.'L 106’y 069'9 €62'S - - - - ueqingng
A1) 8 0SL LS - - - - - - Anwwo) ueqin
- - 9z vioe 0092 86vC - - - - Ueqin [euen
- - 96 $0€ 0se LLE - - - - .Eman,_m>mD SAISUBY|
uoneaojiy swdojareq uonedoly uonesollY uolEdo|IY wawdoeasg ;  UONEdO|Y uoNEdo|IY uoneooliy Juswdofersq UoHEDSONY uoled0|IY uonedIsse|d asn pue aining
Buiuiewey - Bunsix3 pasodold Bunsixg Bululeway Bunsixg pasodold Bunsixz Buuiewsy Bunsixa pasodold Bunsixgy
weybupong A sJ19A Ho4 YUON AQunon aa Iseayinos
SUONE20||Y 0E0Z JBIA

(a) 318Vl



ot

g Jog abed

¥ AINIWHOVLLY

92000-5002vdO
- 891'pL 89L'vl 9Lr'yL - v€T'8L veT 8l 881'02 |IEJOL
(06172) 0zLZ 0€s OLE"L (82270 880°¢ 608 y6L'S JUBJEA
0 288 z88 86. (st2) €LE'S 890'G 9z9'e R (spuepam) uopenasuod
9L ¥2Z6'c 000’ £6E'p (£28) €20l 002 06 ainnouby aAissed
L 668 006 1ze'L 0S G, -1 6z1L ££8 2IN}NoLBY 9A0Y
Ly y2o'L 00S°L z9v'L 80.L'v alland
‘ .m_._wmsu:
16 8y 6¢l v0 LBE'L 60¢ 00L'L 66€'L . feroJawwo)’
ovs'L [AX°R4 [4%A°) S80'S 199 ¥85'C svz'e 169'¢ [ERUSPISY (ej0) Ajunod pajesodioduiun
- - - - SPUBaAA . SPUBT UORBAIISUOD
- - - - SPUBJIaA
- - - - “spueidn spueq UOI}BAIaSUOD)
€£0€ L1611 00L'e L€8'L - - 'S3Y AMPO - 'pay 'susg
ZSS 8ve'L 008°L g€zl - - spue uadQ
- - z . SpUE|s| JBINQ o
z = B - [einy |eiseod 3.
- - . N amasald Ayunwiwo) [einy W
0ze 0€0°L omm.r 162°1L 66 9€S SE9 006 leiny Wo.
” : ” ” e &
- - B - Aunwuio) maN W
- - } - - abueyosaiu| abejiA AlsIsalun m
- - (0) 0 abueyoIajuj [BidJaWWo)/[el)snpy| W
- - _ - - abueydIau| [BrRIaWWOY/|eIaUSS w.
0 4" 4" ch 0 9 9 Sl sbueydIBu| [BIBUSD m
- - - - abueyoiaju| [esnpu| m-w
- - - .- Aunwiwo) AjsisAun Wu
- - - - senoesoland || 8
- - - - Juswdoaasq [euisnpu| .M
v9e 985 - 056 &Y. ¥6 09¢ (14 L€8 ueqingng SulApno
- - 962 yor'L 00L'L 2.5y ueqingng
OF 0 7D 822 05 2z€ AnGWwos usdin ||
- - - - uegin |eguad
- - - - Jswdoeasg aAIsusiy|
uonesoly wawdojaAag uoneo|ly uoneoo|IY uonedo|y wawdolereg uoneoo||y uoneso)y uoneoyIsse|d asn puen ainjny
Suuiewsy Buisixy pasodoug Bunsixg Buuiewssy Bunsixg pasodotd Bunpsixg :
aloysheg 049)s3
4 Suoe0||Y 0£0Z 482 A
(a)1 318Vl



