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NOTICE
OF PUBLIC HEARING

The Lee County Board of County Commissioners will hold public hearings on Wednesday, March 16,
2016 in the Board Chambers at 2120 Main Street, Ft. Myers, FL. Beginning at 9:30 a.m., the Board will
consider proposed amendments to the Lee County Comprehensive Plan (Lee Plan) and a zoning
application for the following cases.

Lee County Comprehensive Plan Amendments

Interested parties may appear at the meeting and be heard with respect to the proposed plan
amendments. Contact Janet Miller of the Lee County Division of Planning at 239-533-8585 for further
information on obtaining a record.

CPA2015-00013

PINE ISLAND COMM PLAN UPDATE

Amend the Lee Plan to incorporate updates to the Pine Island Community Plan. The amendments will
include changes to the Future Land Use Element, the Transportation Element, the Conservation and
Coastal Management Element, the Glossary and Tables 1(a), 2(a), and 2(b) of the Lee Plan.
CPA2015-00012

HILL TIDE ESTATES

The request is to amend the Lee Plan Future Land Use Map to redesignate the future land use category of

approximately 9.98 acres located at the southeast corner of Gulf Boulevard and Belcher Road from
"Public Facilities" to "Urban Community."

Zoning Case

REZ2015-00017

PROTECTED HARBOR

Rezone 0.34+ acres from Agricultural (AG-2) to Residential Single-Family (RS-1).
Located at 5461 Briarcliff Rd., South Fort Myers Planning Community, Lee County, FL.

Copies of the Hearing Examiner's recommendation may be obtained or the file reviewed at the Zoning
Division, 1500 Monroe St., Ft. Myers, FL. Telephone 533-8585 for additional information.

With respect to the above-referenced zoning case, if you did not appear before the Hearing
Examiner or otherwise become a participant for that case in which you wish to testify, the law
does not permit you to address the Board of County Commissioners.

Statements before the Board of County Commissioners regarding the zoning case will be strictly
limited to testimony presented to the Hearing Examiner, testimony concerning the correctness of
the findings of fact or conclusions of law contained in the record, or to allege the discovery of
new, relevant information which was not available at the time of the hearing before the Hearing
Examiner.

If a participant decides to appeal a decision made by the Board of County Commissioners with
respect to any matter considered at this hearing, a verbatim record of the proceeding will be
necessary to appeal a decision made at this hearing.
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Persons with disabilities who need an accommodation to participate in the hearing should contact
Jamie Princing at 1500 Monroe St., Ft. Myers, FL 33901 (239-533-8585 or at jprincing@leegov.com).
To ensure availability of services, please request accommodation as soon as possible, but
preferably five or more business days prior to event. Persons using a TDD may contact Jamie
Princing through the Florida Relay Services, 711.
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Summary Sheet
Pine Island Community Plan Update
CPA2015-13

Request:

Amend the Lee Plan to incorporate updates to the Pine Island Community Plan. The amendments
include changes to the Future Land Use Element, the Transportation Element, the Capital
Improvement Element, the Conservation and Coastal Management Element, the Glossary and
Tables 1(a), 2(a), and 2(b) of the Lee Plan.

BoCC Transmittal Motion:
A motion was made to transmit the proposed amendment to the State Reviewing Agencies on
January 20, 2016. The motion was called and passed 5-0.

State Reviewing Agency Objections, Recommendations, and Comments:
There were no objections to the proposed amendments.

Comments and recommendations were made by the Florida Department of Transportation, the
Florida Department of Economic Opportunity, and the Southwest Florida Regional Planning
Council. Staff response to these agencies’ comments and recommendations are found on pages
34 - 41 of the staff report.

Changes to the Transmitted Amendment:

Changes have been made to address comments and recommendations of the state reviewing
agencies. Changes are identified on pages 34 - 41 of the staff report and in Attachment 1.
Changes are identified using double-underline text.

Staff Recommendation:
Staff recommends that the Board of County Commissioners adopt the amendments to the Lee
Plan as provided in Attachment 1.

Back-up Materials:
Please note, back-up materials are available at the following link:
http://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2015-00013 OR CPA2015-13
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LEE COUNTY
DEPARTMENT OF COMMUNTIY DEVELOPMENT
PLANNING SECTION

STAFF REPORT
COMPREHENSIVE PLAN AMENDMENT
CPA2015-13

v | Text Amendment Map Amendment

This Document Contains the Following Reviews

Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

N TSNS

Staff Response to Review Agencies’ Comments

Board of County Commissioners Hearing for Adoption

Staff Report Publication Date: December 4, 2015

PART I
APPLICATION SUMMARY

A. PROJECT NAME:
Pine Island Community Plan Update

B. APPLICANT:
Lee County Board of County Commissioners

C. REPRESENTATIVES:
Lee County Department of Community Development, Planning Section, and
Lee County Attorney’s Office

D. PROPOSED LEE PLAN AMENDMENTS:
Amend the Lee Plan to incorporate updates to the Pine Island Community Plan. The
amendments include changes to the Future Land Use Element, the Transportation
Element, the Capital Improvement Element, the Conservation and Coastal Management
Element, the Glossary and Tables 1(a), 2(a), and 2(b) of the Lee Plan. The proposed
amendments are included as Attachment 1 in strikethrough and underline format.

Staff Report for March 2, 2016
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PART I
GREATER PINE ISLAND COMMUNITY PLAN
BACKGROUND

In 1989 the Greater Pine Island community conducted a planning study that resulted in the
adoption of a Lee Plan goal and subsequent objectives and policies specific to Greater Pine
Island. The intent of these amendments was to maintain the Island’s unique resources and
character and to provide reasonable opportunities to evacuate. More specifically, the
amendment:

e Prohibited new artificial channels in natural waterways;

e Required a 50 foot wide vegetated buffer adjoining State designated aquatic
preserves and associated natural tributaries;

Established levels of service standards for Pine Island Road;

Established the 810 rule, prohibiting rezoning;

Established the 910 rule; prohibiting residential Development Orders;
Prohibited bonus density;

Allowed the storing of fishing equipment at private residences;

Targeted Pine Island Center for the island’s commercial development; and,
Commercial development in other portions of the island was limited to marinas, fish
houses, and minor commercial uses to serve island residents and visitors.

A similar planning effort in 2001 proposed several amendments that were adopted by the
Board of County Commissioners on January 9, 2003. These amendments:

e Established the Coastal Rural future land use category;

e Allowed a return to one dwelling unit per acre if 70% of a property’s native lands were
preserved or if 70% of improved farmland was restored to native habitat;

e Provided exceptions to the 810 rule to allow minor rezoning on infill property; and,

e Lessened the prohibition on residential Development Orders, allowing one-third the
density.

A study known as the Hanson Report was completed on August 4, 2004. It indicated that the
Coastal Rural future land use category could adversely affect passive and active agriculture.
On November 26, 2004, the Board voted to initiate a Special Amendment cycle to address
concerns identified in the Hanson Report. An amendment was adopted on October 12,
2005. These amendments:

e Restored the 157 acres designated Coastal Rural back to Outlying Suburban;

e Amended the percentages of preserved or restored uplands required by the Coastal
Rural category and further defined restoration standards

¢ Allowed improved farmland preservation to be used to regain Coastal Rural densities;
and,

e Directed staff to evaluate the creation of a transfer of development rights program for
Greater Pine Island.

Staff Report for March 2, 2016
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The amendments proposed through the current Greater Pine Island Community Plan Update,
discussed in Part Il of this staff report, build upon these previous efforts by:

e Updating hurricane evacuation and mitigation requirements;

e Creating a TDR program as directed in the 2005 update to the Community Plan; and,

e Addressing legal issues resulting from implementation of the Greater Pine Island
Community Plan.

PART Il
STAFF DISCUSSION AND ANALYSIS

A. UPDATED DATA AND ANALYSIS:
The basis for the Greater Pine Island Community Plan Update is additional data and
analysis provided by experts in the fields of Transportation and Hurricane Evacuation.
Memos from these experts explaining the data and analysis are attached. Based on this
new information, Lee County staff recommends that the Board of County Commissioners
adopt amendments to the Lee Plan as identified in Attachment 1. The update and
recommended amendments are generally based on analysis of the following:

Hurricane Evacuation and Transportation Issues - Increasing hurricane evacuation
times and road constraints, especially at the Matlacha Bridge are a concern to the Greater
Pine Island Community. Lee County Staff, including the Department of Community
Development, Department of Transportation, and the Department of Public Safety,
worked with traffic consultants and an expert in hurricane evacuation and preparedness to
determine evacuation times using current capacity calculations and different land use
scenarios to assure that maximum evacuation times in the event of a hurricane would be
maintained.

Residential Land Use/Density - This plan update, along with updates proposed to the
Land Development Code, establish the Greater Pine Island Transfer of Development
Rights (TDR) and Purchase of Development Rights (PDR) programs. These programs
have been anticipated since the last Pine Island Community Plan update in 2005 when a
policy was adopted that required Lee County to evaluate the creation of TDR and PDR
programs. Lee County’s existing TDR programs have been underperforming in part
because they are difficult to use. The Greater Pine Island TDR program incentivizes the
removal of density and preservation on Pine Island without eliminating property rights. In
addition, the process for creating and using Transferable Development Rights (TDUS) is
simplified, and in certain cases, TDUs can be approved by right or through an
administrative process. In addition, the proposed updates will provide property owners
with a feasible method to achieve densities of one unit per acre through an Adjusted
Maximum Density of the Coastal Rural future land use category.

Staff Report for March 2, 2016
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Additional amendments are identified and summarized in the next subsection of this staff
report. These amendments have been reviewed by various County Departments, Pine
Island residents and other interested parties.

B. SUMMARY AND DISCUSSION OF RECOMMENDED AMENDMENTS:
The Greater Pine Island Community Plan Update was developed through a coordinated
community outreach effort that included input from stakeholders involved in the original
Greater Pine Island community plan preparation and subsequent updates; landowners
(both large and small); local business owners; residents; and other interested parties.

The stakeholder committee reviewed the first preliminary draft amendments in a meeting
with county staff and consultants on June 9, 2015 and again on July 13, 2015. Comments
were received from the committee members at the meeting and in subsequent email
correspondence. On October 14, 2015, the county and consultant team conducted a
community presentation on Pine Island to present the changes to the proposed
community plan update based on the comments that were received. There was general
consensus that the proposed amendments maintained the adopted community vision for
protecting Greater Pine Island’s coastal rural character, and created strong incentives for
the transfer of density out of the planning community via the proposed TDR program.

The following section of this report generally discusses the proposed amendments to the
Lee Plan. These amendments include revisions within Goals 1, 4, 6 and 14 of the Future
Land Use Element; Goal 37 of the Transportation Element; Goal 95 of the Capital
Improvements Element; and Goal 109 of the Conservation and Coastal Management
Element. In addition, staff is recommending amendments to the Glossary, including new
and revised definitions, as well as amendments to Tables 1(a), 2(a), and 2(b). The
recommended amendments are identified in strike-through, underline format.

Future Land Use Element Amendments

Policies 1.1.2, 1.1.3, 1.1.4, and 1.1.5 address Lee County’s Future Urban Area land use
categories (Intensive Development, Central Urban, and Urban Community) as well as the
Suburban future land use category. The proposed amendments allow densities to be
increased above the maximum total density if using Transferable Development Units
(TDUs) that are created on lands from within the Greater Pine Island Planning
Community. The proposed amendment to Policy 1.1.4 also removes a specific reference
to CPA2010-00002, which is for property located within the Village of Estero and no
longer subject to the Lee Plan. The recommended amendments to these policies are
identified below:

POLICY 1.1.2: The Intensive Development areas are located along major arterial roads in Fort
Myers, North Fort Myers, East Fort Myers west of I-75, and South Fort Myers. By virtue of
their location, the county's current development patterns, and the available and potential levels
of public services, they are well suited to accommodate high densities and intensities. Planned
mixed-use centers of high-density residential, commercial, limited light industrial (see Policy
7.1.6), and office uses are encouraged to be developed as described in Policy 2.12.3., where
appropriate. As Lee County develops as a metropolitan complex, these centrally located urban
nodes can offer a diversity of lifestyles, cosmopolitan shopping opportunities, and specialized

Staff Report for March 2, 2016
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professional services that befit such a region. The standard density range is from seven eight
dwelling units per acre {8 du/acre) to fourteen dwelling units per acre (14 du/acre). Maximum
total density is twenty-two dwelling units per acre (22 du/acre). The maximum total density
may be increased to thirty dwelling units per acre (30 du/acre) utilizing Greater Pine Island
Transfer of Development Units.

POLICY 1.1.3: The Central Urban areas can best be characterized as the “urban core” of the
county. These consist mainly of portions of the city of Fort Myers, the southerly portion of the
city of Cape Coral, and other close-in areas near these cities; and also the central portions of the
city of Bonita Springs, lona/McGregor, Lehigh Acres, and North Fort Myers. This is the part of
the county that is already most heavily settled and which has or will have the greatest range and
highest levels of urban service--water, sewer, roads, schools, etc. Residential, commercial,
public and quasi-public, and limited light industrial land uses (see Policy 7.1.6) will continue to
predominate in the Central Urban area with future development in this category encouraged to
be developed as a mixed-use, as described in Policy 2.12.3., where appropriate. This category
has a standard density range from four dwelling units per acre (4 du/acre) to ten dwelling units
per acre (10 du/acre) and a maximum total density of fifteen dwelling units per acre (15
du/acre). The maximum total density may be increased to twenty dwelling units per acre (20
du/acre) utilizing Greater Pine Island Transfer of Development Units.

POLICY 1.1.4: The Urban Community areas are areas outside of Fort Myers and Cape Coral
that are characterized by a mixture of relatively intense commercial and residential uses.
Included among them, for example, are parts of Lehigh Acres, San Carlos Park, South Fort
Myers, lona/McGregor, Pine Island, and Gasparilla Island. Although the Urban Communities
have a distinctly urban character, they should be developed at slightly lower densities. As the
vacant portions of these communities are urbanized, they will need to maintain their existing
bases of urban services and expand and strengthen them accordingly. As in the Central Urban
area, predominant land uses in the Urban Communities will be residential, commercial, public
and quasi-public, and limited light industry (see Policy 7.1.6) with future development in this
category encouraged to be developed as a mixed-use, as described in Policy 2.12.3., where
appropriate. Standard density ranges from one dwelling unit per acre (1 du/acre) to six dwelling
units per acre (6 du/acre), with a maximum total density of ten dwelling units per acre (10
du/acre). The maximum total density may be increased to fifteen dwelling units per acre (15

du/acre) utrllzmq Greater Pine Island Transfer of Development Un|tsAny—|eenus—densmes

POLICY 1.1.5: The Suburban areas are or will be predominantly residential areas that are
either on the fringe of the Central Urban or Urban Community areas or in areas where it is
appropriate to protect existing or emerging residential neighborhoods. These areas provide
housrng near the more urban areas but do not provide the full mix of Iand uses typrcal of urban
areas.
Hrghepelenytresr Ceommercral development greater than nerghborhood centers and mdustrral
land uses are not permitted. This category has a standard density range from one dwelling unit
per acre (1 du/acre) to six dwelling units per acre (6 du/acre). The maximum total density may
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only be increased to eight dwelling units per acre (8 du/acre) utilizing Greater Pine Island
Transfer of Development Units. Other forms of bonus densities are not allowed.

Policy 1.4.7 describes the uses and residential densities that are allowable in the Coastal
Rural future land use category. The proposed amendments to Policy 1.4.7 modify the
Coastal Rural standard maximum density from one dwelling unit per ten acres to one
dwelling unit per 2.7 acres. The amendment also replaces the density table that currently
exists with the ability to achieve an “Adjusted Maximum Density” of up to one dwelling unit
per acre. This is the same density that may be achieved through the existing table
identified in Policy 1.4.7. The recommended amendments to this policy are identified
below:

POLICY 1.4.7: The Coastal Rural land use category is established for the Greater Pine Island
Planning Community to address the area’s predominantly rural character, coastal environment,
existing agricultural uses, limited public infrastructure, and its location within and proximity to

the Coastal quh Hazard Area and Hurrlcane Vulnerabllltv Zone areaswrl-LrenqalnruraLexeept

The standard maximum density is one dwelling unit per 2.7 acres (1 du/2.7 acres) ten-aeres{%
BU/10-aeres). Maximum densities may will be increased to an “Adjusted Maximum Density”
of one dwelling unit per acre (1 du/acre) where 70% of the overall development parcel(s) is:
maintained as native habitat; or restored as native habitat; or maintained in agricultural use on
those parcels identified as existing farmland on Lee Plan Map Zlas—hlgher'—pereemages—ef

Residential developments containing ten (10) or more dwelling units must be approved through

the planned development rezoning process and as part of the planned development process
must. a) demonstrate the implementation of adopted design standards and development
approaches that support and maintain the rural character; b) provide notification to property
owners of permitted adjacent agricultural uses and their right to continue operations; and c)
provide mitigation for impacts to hurricane evacuation clearance times and shelter needs.

Permitted land uses include agriculture, fill-dirt extraction, conservation uses, minimal non-
residential land uses, limited to marinas, fish houses, and minor commercial uses that are

necessary-to-provide-basic-commercial-services-to serve the island residents and visitors_as set
forth in Policy 14.4.5, and low density residential uses—up-to-the—foHowing-densities. Bonus

densities are not allowed in this land use category.
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Staff recommends amendments to Policies 4.2.4, 4.2.7, and 4.3.8 which address
development within the Mixed Use Overlay. The amendments within Goal 4 are to clarify
that Transferable Development Units cannot be transferred into the Coastal High Hazard
Area, a matter of public health, safety and welfare, and to update outdated cross
references. The recommended amendments to these policies are identified below:

POLICY 4.2.4: The Mixed Use Overlay may include areas within the Coastal High Hazard
Area when unique public benefits exist. Such benefits may include providing workforce
housing options for employees of businesses located on barrier islands when transit is provided
between the workforce housing and the employment areas. Bonus densities within the Coastal
High Hazard Area may only be achieved through the site-built affordable housing program.

POLICY 4.3.8: Properties in a Mixed Use Overlay Zonenoet-within-the-Coastal- High-Hazard
Area-will-be-considered-as are preferred receiving areas for Transferable Development Rights
FBRs)yand-wil-allow-these FDRs-to-serve—as—amethed—for ebtaitring achieving allowable

bonus densityies. Projects utilizing Greater Pine Island TDUs are eligible for increased

maximum total densities, as set forth in this plan, and additional development incentives to
encourage a compact and functional development pattern.

Policy 6.1.2 addresses commercial site location standards. The proposed amendments
will eliminate commercial site location standards for Lee County’s Urban Areas.
Eliminating site location standards in our urban areas will encourage a diverse mix of
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commercial and residential development. The Greater Pine Island TDUs can be used for
both residential density and commercial intensity. The target receiving areas for the
TDUs are in urban areas. Removal of site location standards from the urban areas will
add demand for use of Greater Pine Island TDUs. The proposed amendments retain site
location standards for Lee County’s non-urban future land use categories (Rural, Coastal
Rural, DR/GR, Rural Community Preserve, Outer Islands, Open Lands, Conservation
Lands, and Wetlands). These amendments will also distinguish between urban and non-
urban development patterns. The recommended amendments to this policy are identified
below:

POLICY 6.1.2: Commercial development in non-urban future land use categories is limited to
minor commercial and located so that the retail use, including buildings and outdoor sales area,
is located at the intersection (within 330 feet of the adjoining rights-of-way of the intersecting
roads) of arterial and collector roads or two collector roads with direct access to both
intersecting roads. Direct access may be achieved with an internal access road to either
intersecting roads. On islands, without an intersecting network of collector and arterial roads,
commercial development may be located at the intersection of local and collector, or local and

arterlal or collector and collector roads Qemmeperal—develepmen{—must—be—eenystem—wﬁh
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Staff is recommending some minor amendments to Goal 14, Objective 14.1: Natural
Resources and its subsequent policies. These amendments: remove old dates and
policies that describe actions that have already been taken; support practices that reduce
pollutants entering Greater Pine Island’s estuarine and wetland resources; and, support
the use of central sanitary sewer on Pine Island. The recommended amendments are
identified below:

GOAL 14: GREATER PINE ISLAND. To manage future growth on and around Greater Pine
Island so as to: maintain the island's unique natural resources, rural character, and coastal
environment; ane—its support the viable and productive agricultural community_and other local
businesses; and to protect the public health, safety and welfare of insure-that-island residents and
visitors have-a-reasonable-oppertunity-to-evacuate-when a hurricane strike is imminent. For the

purposes of this plan, the boundaries of Greater Pine Island are indicated on Lee Plan Map 1, Page

2 the-Future-Land-Use-Map.
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OBJECTIVE 14.1: NATURAL RESOURCES. County regulations, policies, and discretionary
actions affecting Greater Pine Island will permit no further degradation of estuarine and wetland
resources, and ne—unnecessarytoss—of will serve the long-term preservation of native upland
vegetation and wildlife habitat.

POLICY 14.1.3: Lee County will;-by-1996. explore the possibility of estimating the aerial
extent and maturity of mangroves in Greater Pine Island for the purpose of providing baseline
data necessary to ensure that the cumulative impact of mangrove alteration does not decrease
the combination of aerial extent and maturity of mangroves relative to the baseline data.

POLICY 14.1.8: Lee County will support practices that reduce pesticides, fertilizers, animal
waste., and other pollutants entering Greater Pine Island’s estuarine and wetland resources.

POLICY 14.1.9: Lee County will support the use of central sanitary sewer service to reduce
potential contamination to groundwater or the surrounding estuarine systems from on-site
septic systems.

Staff is recommending amendments to Objective 14.2: Road Improvements, and its
subsequent policies that address hurricane evacuation. Currently the objective addresses
hurricane evacuation through an adjusted Level of Service (LOS) requirement which
measures two-way traffic. Staff continues to be concerned with hurricane evacuation
times within the Hurricane Vulnerability Zone; however, LOS measurements measure
two-way traffic, which misrepresents capacity and does not accurately reflect hurricane
evacuation procedures. Lee County staff, including the Departments of Public Safety and
Community Development, worked with consultants to analyze hurricane evacuation times
from Pine Island (data and analysis is attached). Based on this analysis, staff
recommends new language to plan for hurricane evacuation in increments of time (hours)
instead of the LOS measurement. Staff is also proposing additional policies to address
pedestrian safety and transit services on Pine Island.

In addition, the use of traffic concurrency to regulate growth is no longer legally feasible.
Amendments to Florida Statutes in 2011 removed the ability of local government to deny
applications for new development based on deficient transportation infrastructure. The
Lee Plan was amended on April 16, 2014 as a result of the 2011 Florida Statute
amendments. Policy 95.1.3 was amended in 2014 to change transportation and parks
from being a regulatory standard to a non-regulatory standard, reflective of the 2011
legislative requirements. The amendments to Objective 14.2 are consistent with these
2014 concurrency amendments to the Lee Plan. Recommended amendments to these
policies are identified below:
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OBJECTIVE 14.2: ROAD IMPROVEMENTS. The county will continually monitor traffic
levels W|th|n Greater Pine Island to en—Pme—le&nd—Read—te—msu%e—that—the—swqq—ef—the—e&#em

POLICY 14.2.1: Lee County will monitor impacts to the existing transportation infrastructure
of Greater Pine Island recognizing the limited access to the community and the seasonal nature
of infrastructure demand.

POLICY 14.2.2: Lee County will maintain a maximum hurricane evacuation clearance time of
18 hours for Greater Pine Island in accordance with Objective 14.8. When the evacuation
clearance time reaches 16 hours, Lee County will develop mitigation requlations to address
transportation deficiencies, sheltering needs, and other public safety measures. When the
evacuation clearance time of 18 hours is exceeded, Lee County will impose the additional
mitigation measures.

POLICY 14.2.3: Lee County, in conjunction with the Florida Department of Transportation,
will identify hurricane evacuation roadway capacity improvements, including critical
intersections and manual traffic _control provisions, to maintain evacuation clearance time
standards for Greater Pine Island.
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POLICY 14.2.4: The county will make every effort to continue extending the bicycle path to
run the entire length of Stringfellow Road. Wherever-pessibletThis path should be designed as

a-major-publicamenity-simiarto-the-high-quality-design-used-for similar to the bicycle path

north of Pineland that was completed in 2001.

POLICY 14.2.5: Lee County will continue to evaluate pedestrian safety and circulation, and

will seek to minimize pedestrian-vehicular conflicts within the Matlacha Historic District.

POLICY 14.2.6: Lee County will assess the benefits of expanding mass transit services to
Greater Pine Island to minimize the number of vehicular trips through Matlacha, and will
encourage projects to accommodate bus stops, multi-modal opportunities, ride share lots, water
taxis, and/or pedestrian connectivity.

Staff is recommending amendments to Objective 14.3: Residential Land Uses, and its
subsequent policies. The recommended language clarifies that only Greater Pine Island
TDUs may be used on Pine Island and only in the Pine Island Center. The amendments
also provide a provision for the transfer of units within the Greater Pine Island Planning
Community. Units may be transferred from rural areas to lands with urban future land use
categories if the properties on which the transfer occurs have common ownership and
meet specific requirements. For the purposes of public health, safety, and welfare, the
amendments make clear that lands within the Coastal High Hazard Area are not eligible
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for the Adjusted Maximum Density. Also within this Objective, the limitation on building
height within Greater Pine Island is proposed to be deleted since it is duplicative of
requirements that exist in the Land Development Code. The recommended amendments
to these policies are identified below:

OBJECTIVE 14.3: RESIDENTIAL LAND USES. County regulations, policies, and
discretionary actions will recognize certain unique characteristics of Greater Pine Island which
justify different treatment of existing and future residential areas than in mainland Lee County, as
described in the following policies.

POLICY 14.3.1: Due to the constraints on future development posed by the limited road
connections to mainland Lee County, benus-densities only Greater Pine Island TDUs ef-any
kind are net permitted in Greater Pine Island consistent with Table 1(a), Note 4. Only the
portion of Greater Pine Island defined as Pine Island Center is eligible to receive Greater Pine

Island TDUs. Fhis—prehibition—ncludes—housing—density—bonuses,—off-site—transfers—from

POLICY 14.3.3: Adjusted Maximum Density is not permitted to be located within Coastal
Rural designated lands within the Coastal High Hazard Area.

POLICY 14.3.4: Dwelling units may be transferred from parcels that have a future land use
designation of Coastal Rural to parcels with urban future land use categories on Greater Pine
Island, subject to the following:

1. The receiving and transferring lands are under the same ownership at the time this policy
was adopted, and remain under the same ownership at the time units are transferred:;

2. The maximum allowable density that may be transferred from Coastal Rural parcels is

limited to one dwelling unit per 2.7 acres (1 du/2.7 acres);

The property receiving the additional dwelling units is rezoned to a planned development.

4. Density can be allocated across the planned development-zoned property, including those
lands within the planned development that are designated Coastal Rural, provided that the
density developed within Coastal Rural designated property does not to exceed 1 dwelling
unit per 2.7 acres (1 du/2.7 acres);

5. Development rights for each unit transferred from the transferring parcel are extinguished
through a recorded instrument acceptable to the County Attorney’s Office and provided to
the Department of Community Development with the planned development rezoning
application for the receiving parcel;

6. The allowable density on the receiving parcels will be the sum of the allowable densities for
the receiving and transferring parcel, subject to the Coastal Rural density limitations set
forth in subsection 4 above; and

7. Bona fide agricultural uses on the transferring parcel may continue in_accordance with

w

Policy 14.6.1.
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Staff is recommending amendments to Objective 14.4: Commercial Land Uses, and its
subsequent policies. The recommended language helps reinforce that commercial
development is targeted for the urban areas near the center of Pine Island, where
infrastructure currently exists. Staff is also recommending deleting policies that direct Lee
County to take actions that have already been completed. The recommended
amendments to these policies are identified below:

OBJECTIVE 14.4: COMMERCIAL LAND USES. County regulations, policies, and
discretionary actions will recognize certain unique characteristics of Greater Pine Island which
justify different treatment of existing and future commercial areas than in mainland Lee County,
as described in the following policies.

POLICY 14.4.1: Future Yurban Aareas-at in Pine Island Center is are targeted for most future
commercial and industrial uses as permitted by other portions of this plan. Non-residential
developments within Pine Island Center are encouraged to provide employment opportunities;
serve the day to day needs of residents and visitors; demonstrate a positive impact on traffic
patterns within Greater Pine Island; and reduce the number of vehicular trips through Matlacha.

POLICY 14.4.2: Commercial development at ether locations outside en-Greater Pine Island
Center, but within future urban land use categories (such-as-BokeehaRinelandMatlacha,and
St-James-City)-should-be-Hmited must be sited and designed to minimize impacts to residential
and adjacent agricultural uses. Permitted uses should be restricted to the following: t6 marinas;;
fish houses;; anrd minor commercial uses to serve the day to day needs of Iocal re3|dents and
island visitors. i

POLICY 14.4.3: The county will expand—the—commercial-desigh—standards—in—its—tand
development-coede-te provide specific architectural and site design standards for Greater Pine

Island in the Land Development Code-H-an-acceptable-propesalis-submitted-by-the-Greater
Rinelsland-community. These standards must: weuld promote but not mandate rehabilitation
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over demolition; reguire—smalerratherthantargerbuildings—address the size and scale of

building mass in relationship to the built and natural environment; establish community-
specific architectural standards in support of Greater Pine Island’s coastal rural character; avoid
standardized-franchise-buidings;—preserve mature trees wherever possible; and encourage the
location of off-street placeost parking to the side and rear of buildings to preserve viewsheds
along public roadways; require large windows and forbid most blank walls; and encourage
metal roofs and other features of traditional “Old Florida” styles. The new commercial design
standards will reflect the different characteristics of Bokeelia, Pineland, Matlacha, and St.
James City. Deviations from these standards may not be granted unless the request meets the
County approval criteria for variances set forth in Chapter 34 of the Land Development Code.

POLICY 14.4.65: In the Coastal Rural future land use category, non-residential development
is limited restricted to minor commercial development. New-commereial All zoning requests
for commercial projects must utilize the Pplanned Bdevelopment rezoning process and be

consistent with the following Hmitations:

« Total building floor area is limited to 5,000 square feet, unless the development can
demonstrate compatibility with adjacent uses, and a positive impact on traffic patterns
within Greater Pine Island.

« Development must not exceed two acres of impervious area.

« Uses are limited to those that reflect the Coastal Rural character and unique culture of
Greater Pine Island, such as animal clinics, bait and tackle shops, ecotourism, farm and feed
supply stores, food stores, lawn and garden supply stores, restaurants (excluding fast food),
roadside/produce stands, speciality retail, and plant nurseries.

« Buildings exceeding 5,000 square feet that are lawfully existing or approved as of October
1, 2009 will be deemed vested for the approved and existing square footage for the life of
the structure despite a change in use.

Staff is recommending that Objective 14.6: Agricultural Uses, and its subsequent policies,
should be replaced with Objective 14.6: Greater Pine Island Transfer of Development
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Rights Program. Currently, Objective 14.6 directs Lee County to evaluate the creation of
a TDR and/or PDR program with the intention of encouraging continued agricultural uses
within the Greater Pine Island Planning Community. One of the main objectives of these
proposed amendments is the establishment of the Greater Pine Island TDR program.
creation of the Greater Pine Island TDR Program. Therefore, staff is proposing to delete
the objective that directed staff to evaluate the possibility of a TDR program. The
recommended amendments to these policies are identified below:

OBJECTIVE 14.6: AGRICULTURAL USESGREATER PINE ISLAND TRANSFER OF
DEVELOPMENT RIGHTS PROGRAM To promote and preserve the rural character of Pine
Island Lee County will stri

island. Lee County will pursuc the mcorporatlon of Greater Plne Island S meerpera{eseveral—land
use—tools”sueh—as-purchase and transfer of development rights programs into the Lee County

Land Development Code-to-preserve-agricultural-uses-en-Pine-lsland.

POLICY 14.6.1: Lee County will amend its Land Development Code to implement Transfer
of Development Rights (TDR) and Purchase of Development Rights (PDR) programs for
Greater Pine Island. The new programs will create incentives for property owners within
Greater Pine Island to transfer development rights associated with their parcels to: receiving
lands outside of the planning community; future urban areas within the planning community
that are targeted for development in accordance with these provisions; or, Lee County. The
programs will allow for continued agricultural uses on sending lands, in addition to limited
non-residential uses that directly support the agricultural operations.

POLICY 14.6.2: The county will administer the TDR program and will develop clear and
concise forum to disseminate program information and records, including but not limited to a:
TDR program website that will provide general program information, rules and guidelines;
TDU administrative determination application; county-approved form of conservation
easement; certified TDU database with ownership information; and, for-sale TDU
clearinghouse information for those individuals that request to be included within the TDU
clearinghouse program.
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Staff is recommending a new Objective for the Pine Island Community Plan, Objective
14.8: Hurricane Preparedness, Evacuation and Mitigation, and its subsequent policies.
These proposed amendments are based on the attached data and analysis and reviewed
by the Departments of Public Safety and Transportation. The recommended language is
provided below:

OBJECTIVE 14.8: HURRICANE PREPAREDNESS, EVACUATION AND
MITIGATION. Lee County will provide for the protection of Greater Pine Island residents,
visitors and property from the physical and economic effects of hurricanes and tropical storms.
The following policies will supplement Goal 109 of the Conservation and Coastal Management
Element of this plan, as it relates to the hurricane preparedness, evacuation, mitigation and
sheltering for residents of Greater Pine Island.

POLICY 14.8.1: Lee County will work to maintain hurricane evacuation clearance times for
Greater Pine Island, and continue to incorporate those times into the county-wide evacuation
decision-making planning.

POLICY 14.8.2: Lee County will continue to include Greater Pine Island specific issues in its
Comprehensive  Emergency Management Plan (CEMP) and related evacuation planning
documents.

POLICY 14.8.3: In the event of a pending hurricane (defined as Categories 1-5) Lee County
shall maintain an evacuation clearance time of 18 hours for the resident population of Greater
Pine Island. The evacuation clearance time is defined as the time necessary to safely evacuate
people from the point when the evacuation order is given until the last evacuee can either leave
Greater Pine Island, or arrive at safe shelter within Lee County. In order to maintain the 18-
hour evacuation clearance time for residents, mandatory evacuation of non-residents, visitors,
recreational vehicles, travel trailers (transient and non-transient) may occur in _a phased
approach to address evacuation in advance of tropical storm winds in accordance with the
CEMP.

POLICY 14.8.4: Lee County will continue to include Greater Pine Island in its year-round
public information program focused on disaster preparedness. The program will include
information on hurricane risk, the need for timely evacuation, the availability and location of
hurricane shelters and the actions necessary to minimize property damage to protect human life.

POLICY 14.8.5: New residential development and redevelopment within, or partially within,
the Hurricane Vulnerability Zone must mitigate hurricane sheltering and evacuation impacts in
accordance with Chapter 2, Article Xl of the Land Development Code.

POLICY 14.8.6: Shelters will not be built on barrier or coastal islands within Greater Pine
Island. Where financially feasible, geographically appropriate, and in the interest of public
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health, safety and welfare, Lee County will make every effort to construct new public buildings
to hurricane shelter standards.

POLICY 14.8.7: Where feasible, Lee County will evaluate the purchase of lands within
Greater Pine Island identified as Coastal High Hazard in order to reduce the expansion of new
development within vulnerable areas.

POLICY 14.8.8: The county will evaluate alternative mechanisms to improve evacuation
clearance times within the planning community, including but not limited to: access control;
mandatory evacuation notices; one-way evacuation routes; and the preparation and
implementation of community-specific mitigation measures.

POLICY 14.8.9: Deviations relating to setbacks, lot coverage, and density within the Coastal
High Hazard Area may not be granted, unless the request meets the County approval criteria for
variances set forth in Chapter 34 of the Land Development Code.

Transportation Element and Capital Improvement Element Amendments

Objective 37.1 and Policies 37.1.1, 37.3.1, and 95.1.3 are within the Transportation
Element and the Capital Improvement Element of the Lee Plan. The proposed
amendments to Objective 37.1 and Policy 37.1.1 provide consistency with amendments to
the Capital Improvements Element as the result of CPA2013-06, which addressed Lee
County concurrency requirements. Policy 37.1.1 is also being amended to update a cross
reference to Objective 14.2 which addresses hurricane evacuation times for Greater Pine
Island. Policy 37.3.1 is being amended to remove an outdated reference to the Florida
Administrative Code. Policy 95.1.3, in the Capital Improvements Element, is being
amended to remove duplicative language that the policy currently shares with Policy
37.1.1. The recommended amendments to these policies are identified below:

OBJECTIVE 37.1: GENERAL STANDARDS.From-time-of plan-adeptionnew-faciities-wit
be-added-at-a—rate—equal-to—growth-demands._Establish non-requlatory level of service (LOS)

standards on county and state transportation facilities within Lee County. Cooperate with
municipalities on the facilities maintained by Lee County within the municipalities and with
FDOT on state transportation facilities.

POLICY 37.1.1:
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LOS “E” is the minimum acceptable LOS for principal and minor arterials, and major

collectors on county-maintained transportation facilities. Level of service standards for the
State Highway System during peak travel hours are “D” in urbanized areas and “C” outside
urbanized areas.

The minimum acceptable level of service as-specified—abeve for Pine Island Road between
Burnt Store Road and Stringfellow Boulevard is also subject to Objective 14.2 Pelicies14-2.-1

For minimum acceptable levels of service determination, the peak season, peak hour, peak
direction condition_will be defined as the 100th highest volume hour of the year in the
predominant traffic flow direction. The 100th highest hour approximates the typical peak hour
during the peak season. Peak season, peak hour, peak direction conditions will be calculated
using K-100 factors and “D” factors from the nearest, most appropriate county permanent
traffic count station.

POLICY 37.3.1: Lee County will measure traffic volumes and capacity on all roads on a
roadway segment-by-segment basis, except for constrained roads and where alternatives are
established pursuant to Chapter 163.3180, F.S.-ard-Rue-93-5:0055-FA-C-Transportation for
Pine Island will be governed by the policies under Objective 14.2 of this comprehensive plan.

POLICY 95.1.3: MINIMUM ACCEPTABLE LEVEL-OF-SERVICE STANDARDS:
Level of- service (LOS) standards will be the basis for planning the provision of required
public facilities within Lee County. Some of these standards will be the basis for determining
the adequacy of public facilities for the purposes of permitting new development. The
"Minimum Acceptable Level of Service" will be the basis for facility design, for setting impact
fees, and (where applicable) for the operation of the Concurrency Management System (CMS).
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Two classes of standards are established. "Regulatory” standards are those which apply to
facilities identified in state law or inter-local agreements as being essential to support
development. These consist of facilities for the provision of public schools, potable water,
sanitary sewer, disposal of solid waste, and stormwater management. (It is the intent of this
element that these standards will be the same as those established in the various relevant plan
elements. If there are discrepancies between standards contained in the elements and standards
as set forth herein, the standards as set forth herein will govern.) The second class, "non-
regulatory" standards, are those which apply to other facilities for which the county desires to
set standards for its own use. These consist of facilities for the provision of community and
regional parks, and transportation. Compliance with non-regulatory standards will not be a
requirement for continued development permitting, but will be used for facility planning
purposes.

No changes to numbers 1 through 6

7. Roadway Facilities:

Los “E” is the standard LOS for principal and minor arterials, and major collectors on county-
maintained transportation facilities. Level of service standards for the State Highway System
during peak travel hours are D in urbanized areas and C outside urbanized areas.

Due to scenic, historic, environmental, aesthetic, and right-of-way characteristics and
considerations, Lee County has determined that certain roadway segments will not be widened.
Therefore, reduced peak hour levels of service will be accepted on those constrained roads
within unincorporated Lee County as a trade-off for the preservation of the scenic, historic,
environmental, and aesthetic character of the community. These constrained roads are defined
in Table 2(a).

Conservation and Coastal Management Element Amendments
Policies 109.1.1, 109.1.2, 109.1.4, and 109.1.5 are within the Conservation and Coastal
Management Element and address hurricane evacuation within the Coastal High Hazard
Area and the Hurricane Vulnerability Zone. These policies are being updated to
supplement and be consistent with Objective 14.8 of the Pine Island Plan. The
recommended amendments to these policies are identified below:

GOAL 109: EVACUATION AND SHELTER. To provide evacuation and shelter capabilities
adequate to safeguard the public against the effects of hurricanes and tropical storms
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POLICY 109.1.1: The county will assess the impact of all new residential development upon
the projected hurricane evacuation network and upon projected hurricane evacuation times, and
will require mitigation either through structural (on-site, off-site shelter) provisions or through
non-structural methods or techniques. Pursuant to Policy 14.8.4, all new residential
development and redevelopment within the Hurricane Vulnerability Zone in Greater Pine
Island must mitigate hurricane sheltering and evacuation impacts in accordance with Chapter 2,
Article XI of the Land Development Code.

POLICY 109.1.2: By-—1995—pPeriodic updates of the hurricane evacuation portion of the
Comprehensive Emergency Management Plan will be coordinated with computer
transportation modeling to identify critical roadway links.

POLICY 109.1.4: New or replacement bridges on evacuation routes spanning major or marked
navigable waterways will be designed, constructed, and operated to adequately accommodate
the safe and timely evacuation needs of both motor vehicle and marine traffic. For the purposes
of accommodating hurricane evacuation, a new bridge to Pine Island is strongly discouraged
due to the costs, design constraints, and potential impacts to growth patterns within Greater
Pine Island.

POLICY 109.1.5: Comprehensive plan amendments that increase density within coastal high
hazard areas must meet one of the following criteria in accordance with Section 163.3178(9),
F.S.:

1. The proposed amendment will not exceed a 16 hour out of county hurricane evacuation
time for a category 5 storm event; or

2. Maintain a 12 hour evacuation time to shelter for a Category 5 storm event and ensure
shelter space is available to accommodate the additional residents of the development
allowed by the proposed comprehensive plan amendment; or

3. Provide appropriate mitigation to satisfy the provisions of either of the previous two
paragraphs, which may include without limitation, the payment of money, contribution of
land, or construction of hurricane shelters and transportation facilities. The developer must
enter into a binding agreement to memorialize the mitigation plan prior to adoption of the
plan amendment.

4. Any comprehensive plan amendment that increases density within Coastal High Hazard
Areas in Greater Pine Island must meet one of the above criteria, in addition to the
community-specific requirements set forth in Goal 14 of this plan.

Glossary Amendments

Staff recommends that the Glossary of the Lee Plan be updated due to the proposed
amendments discussed in this staff report. Staff proposes to add definitions to the
Glossary for Community, Minor, Neighborhood, and Regional Commercial Development,
which were previously described in Policy 6.1.2. Staff is also proposing an amendment to
the definition for density, which provides clarification to the way density is calculated, and
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to update the definitions for Coastal High Hazard Area and Hurricane Vulnerability Zone
to be consistent with the definitions used elsewhere in Lee County’s Land Development
Code. The recommended amendments to the Glossary are identified below:

COASTAL HIGH HAZARD AREA — The area below the elevation of the category 1 storm surge
line as established by a Sea, Lake, and Overland Surges from Hurricanes (SLOSH) computerized

storm surge model and delineated by Map 5 of the Lee Plan as Futuretand-UseMap-Series
required by Chapter 163.3177(6)(a)10.c.(V1), F.S.

COMMERCIAL DEVELOPMENT,

MINOR- Commercial development that provides for the sale of convenience goods and
services and contains less than 30,000 square feet of gross floor area.

NEIGHBORHOOD- Commercial development that provides for the sale of convenience
goods and personal services, such as food, drug, sundries, and hardware items and has a gross
floor area range of 30,000 to 100,000 square feet.

COMMUNITY- Commercial development that provides for the sale of retail goods such as
clothing, variety items, appliances, and furniture as well as goods that may be found in a
neighborhood commercial development and has a gross floor area range of 100,000 to 400,000

square feet.

REGIONAL- Commercial development that provides some functions of community
commercial, in addition to providing a full range and variety of shopping goods for
comparative shopping (such as general merchandise, apparel, furniture, and home furnishings)
and has a gross floor area range of 400,000 to 1 million square feet.

DENSITY — The number of residential dwelling or housing units per gross acre (du/acre).
Densities Specified in this plan are gross residential densities. For the purpose of calculating gross
residential density, the total acreage of a development includes those lands to be used for
residential uses, and includes land within the development proposed to be used for streets and street
rights of way, utility rights-of-way, public and private parks, recreation and open space, schools,
community centers, and facilities such as police, fire and emergency services, sewage and water,
drainage, and existing man-made waterbodies contained within the residential development. When
the calculation of the gross density of a development results in a fractional density, 0.50 of a
dwelling unit or greater shall be rounded up to the next whole number and fractions less than 0.50
shall be rounded down. No further rounding is permitted. Fractional density rounding may not be
applied to parcels subject to the Gasparilla Island Conservation District Act of 1980 (as amended)
or_existing, undersized parcels that would require a determination through the Single Family
Residence provision of the Lee Plan, Chapter XlIII to permit one single-family residence on said
parcel. Fractional density rounding may not be applied to parcels of land created (subdivided or
combined) after [DATE OF ADOPTION] in a manner that would permit greater gross density than
that was permitted (with fractional density rounding) prior to creation of the new parcel. Lands for
commercial, office, industrial uses natural water bodies, and other non-residential uses must not be
included, except within areas identified on the Mixed Use Overlay Map (Future Land Use Map
Series Map 1 page 6 of 8) that have elected to use the process described in Objective 4.2 and
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except within areas identified as Mixed-Use Communities as identified on Map 17 where
development rights are concentrated or transferred using the process described under Objective
33.3. Within the Captiva community in the areas identified by Policy 13.2.1, commercial
development that includes commercial and residential uses within the same project or the same
building do not have to exclude the commercial lands from the density calculation. For true mixed
use developments located on the mainland areas of the County, the density lost to commercial,
office and industrial acreage can be regained through the utilization of TDRs that are either created
from Greater Pine Island Coastal Rural future land use category or previously created TDRs. True
mixed use developments must be primarily multi-use structures as defined in this Glossary as a
mixed use building. If development is proposed in accordance with Policy 2.12.3, residential
densities are calculated using the total land area included in the mixed use portion of the
development.

HURRICANE VULNERABILITY ZONE - The areas delineated by the area below the elevation
of the category 3 storm surge line as established by a Sea, Lake, and Overland Surges from

Hurrlcanes (SLOSH) computerlzed storm surqe model —Feqwﬂng—evaeuauen—m—the—evem—ef—a

PINE ISLAND CENTER — Central Urban-designated lands that are generally located at the
arterial intersection of Pine Island Road and Stringfellow Road within the Greater Pine Island
Planning Community.

Amendments to Lee Plan Tables

Staff is recommending amendments to Table 1(a), Summary of Residential Densities;
Table 2(a), Constrained Roads; and Table 2(b), Recommended Operational
Improvements on Constrained Roads. The proposed amendments to Table 1(a) will allow
for the increased Maximum Total Densities when using Greater Pine Island TDUs in the
Intensive Development, Central Urban, and Urban Community future land use categories
consistent with the proposed amendments to the Future Land Use Element. The
proposed amendments to Table 2(a) and Table 2(b) identify Stringfellow Road as a
constrained road and provide some recommended operational improvements which
include turn lanes and bicycle and pedestrian improvements. The recommended
amendments to the tables are included in Attachment 1.

PART IV
CONCLUSIONS, FINDINGS OF FACT, AND RECOMMENDATION

A. CONCLUSIONS:
The Greater Pine Island Community Plan was adopted in the Lee Plan as a mechanism
to: manage future growth on and around Greater Pine Island; maintain the island's unique
natural resources, character and its viable and productive agricultural community; and
ensure that island residents and visitors are able to evacuate when a hurricane strike is
imminent.
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The proposed amendments maintain much of the existing Greater Pine Island Community
Plan’s intent and preserves the original vision developed by the Greater Pine Island
community. The proposed amendments are only to those portions of the current plan that
are supported by new data and analysis, or needed to create the Greater Pine Island TDR
program, as directed in Objective 16.3 as it currently exists.

The proposed amendments discussed in this staff report and provided in Attachment 1
support and implement the vision of the Greater Pine Island community while also
benefiting development in appropriate urban areas of mainland Lee County.

B. BASIS AND RECOMMENDED FINDINGS OF FACT:
e The Greater Pine Island Community Plan update was initiated by the Board of County
Commissioners on March 17, 2015.

e Lee County Staff and consultants met with Greater Pine Island residents to discuss the
proposed amendments on June 9, 2015, July 13, 2015 and October 14, 2015.

e The Pine Island Community Plan was first included in the Lee Plan in 1989 and was
updated in 2003 and 2005.

e The amendments proposed as part of the current update establish the Greater Pine
Island TDR and PDR programs. Pine Island Objective 14.6 which was adopted during
the 2005 Pine Island Community Plan update directed Lee County to evaluate the
creation of a Pine Island TDR/PDR program.

e TDUs created through the Greater Pine Island TDR program will be directed to areas
within Lee County that are currently served by adequate public services.

e The proposed amendments require that Lee County maintain maximum hurricane
evacuation times for Greater Pine Island of 18 hours.

e The Adjusted Maximum Density identified in the proposed amendments is one unit per
acre, the same as the 1 unit per acre that can currently be achieved through Policy
1.4.7. Therefore, the allowable densities within the Coastal Rural future land use
category will remain the same.

e The requirements to achieve the Adjusted Maximum Density have been revised to
provide property owners with a feasible method to achieve 1 unit per acre under Policy
1.4.7.

C. RECOMMENDATION:
Staff recommends that the Board of County Commissioners transmit the proposed
amendments as identified in Attachment 1.
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PART V
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: December 14, 2015

A. LOCAL PLANNING AGENCY REVIEW:
A County Attorney gave a brief introduction to the proposed Pine Island Community
Plan update which includes amendments to both the Lee County Comprehensive Plan
and Land Development Code (LDC). Following the introduction, county consultants
provided a presentation regarding the proposed amendment.

Members of the LPA asked questions throughout the presentation that mostly
concerned the open space requirements contained in the LDC. One member of the
LPA asked for clarification about the uses that would be permitted after the creation of
Transferable Development Units. It was clarified that the uses would have to be
agricultural in nature and consistent with the LDC. A member of the LPA asked if staff
or the consultants had looked into the creation of a Purchase of Development Rights
(PDR) program through an Municipal Service Taxing Unit (MSTU). A member of the
consultant team verified that a PDR program had been explored but it had been
determined that due to the projected cost it should be voted on through a referendum.

Four members of the public addressed the LPA concerning the proposed
amendments. The comments from the public were in support of the proposed
amendments, but some had questions about open space requirements contained in
the LDC amendments.

Following public comment there was general discussion from the LPA concerning
open space on the residential lots and continuation of existing agriculture. Staff
suggested that the questions concerning open space may be addressed through
modifying setback requirements in the LDC.

A motion was made to recommend that the BoCC transmit CPA2015-00013 Pine
Island Community Plan Update. The motion was called and passed 7-0.

The motion also directed staff to make changes to the setback/open space
requirements in the LDC amendments. The motion did not necessitate any changes
to the proposed Lee Plan amendments.

B. SUMMARY OF LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS
OF FACT:

1. RECOMMENDATION:
The LPA recommended that the Board of County Commissioners transmit the
amendment to the Lee Plan as proposed by staff.
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2. BASIS AND RECOMMENDED FINDINGS OF FACT:

The LPA accepted the basis and recommended findings of fact as advanced by
staff.

C. VOTE:

Staff Report for
CPA2015-13

NOEL ANDRESS
TIMOTHY BROWN
DENNIS CHURCH
JIM GREEN

RICK JOYCE
DAVID MULICKA

GARY TASMAN

AYE

AYE

AYE

AYE

AYE

AYE

AYE
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PART VI
BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: January 20, 2016

A. BOARD REVIEW:
Staff gave a brief presentation and made a recommendation that the BoCC transmit
the proposed amendment. Staff pointed out that there were members of the
consultant team available for questions should the Board have any. There were no
guestions.

No members of the public provided public comment.

A motion was made that the BOCC transmit staff’s recommendation. The motion
was called and passed 5-0.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:
The Board of County Commissioners transmitted the proposed amendment as
recommended by staff and the Local Planning Agency.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board of County Commissioners accepted the findings of fact as advanced by
staff and the Local Planning Agency.

C. VOTE:
BRIAN HAMMAN AYE
LARRY KIKER AYE
FRANK MANN AYE
JOHN MANNING AYE
CECIL L PENDERGRASS AYE
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PART VIl
STATE REVIEWING AGENCIES OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS

DATE OF REVIEWING AGENCY COMMENTS: Comments from the State Reviewing
Agencies were due to Lee County by February 24, 2016.

A. OBJECTIONS, RECOMMENDATIONS AND COMMENTS:
Lee County received responses from the following review agencies addressing the
transmitted amendment:

Florida Department of Agriculture and Consumer Services
Florida Department of Economic Opportunity,

Florida Department of Environmental Protection,

Florida Department of Transportation,

South Florida Water Management District,

Southwest Florida Regional Planning Council (Staff Only), and
Florida Fish and Wildlife Conservation Commission.

There were no objections to the proposed amendments.

Comments and recommendations were made by the Florida Department of Economic
Opportunity, the Florida Department of Transportation, and the Southwest Florida
Regional Planning Council.

FLORIDA DEPARTMENT OF ECONOMIC OPPORTUNITY (FLORIDA DEO)

The Florida DEO provided Lee County with correspondence stating that they had
“identified no comments related to important state resources and facilities within the
Department’s authorized scope of review that will be adversely impacted by the
amendment if adopted.” The Florida DEO provided technical assistance comments which
are summarized below (in italics), along with the staff response. The letter from Florida
DEO is attached to the staff report.

Technical Assistance Comment (TDR Density Generation Rates): The Florida DEO is
concerned that the proposed amendments do not clearly define with meaningful and
predictable standards the maximum amount of density (dwelling units per acre of
sending parcel) that may be generated/transferred from the proposed Greater Pine
Island TDR program and recommends that the County revise proposed TDR Policy
14.6.1 to establish meaningful and predictable standards defining the TDR generation
rate for density transferred from the sending parcels.

Staff Response: Staff appreciates this comment from the Florida DEO. Staff is
proposing generation rates and redemption rates for the Greater Pine Island TDR
program in Land Development Code amendments that are being proposed
concurrent with the proposed amendments to the comprehensive Plan. To
address the technical assistance provided by the Florida DEO staff proposes
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changes to proposed Policy 14.6.1 that provide the TDR generation rates. The
changes are identified in Attachment 1.

Technical Assistance Comment (TDR and CHHA): The Florida DEO is concerned that
the proposed Future Land Use Element amendments increase the potential maximum
allowable density in the Coastal High Hazard Area (CHHA) by allowing the transfer of
development rights into the CHHA. They recommend that the amendments be revised
to include a provision prohibiting the transfer of density into CHHA areas located
outside of Greater Pine Island in order to further planning goals regarding hurricane
evacuation and public safety.

Staff Response: Staff appreciates this comment from the Florida DEO. It was not
the intent of the proposed amendments to allow the use of Transferable
Development Units within the CHHA. This was clarified in the Land Development
Code amendments that are being proposed concurrent with the proposed
amendments to the Lee Plan. To address the technical assistance provided by the
Florida DEO, staff proposes amendments to Objective 110.1 and a new Policy
110.1.8 that clearly provide a provision within the Lee Plan that prohibits the
transfer of density into CHHA through the Greater Pine Island TDR program or any
other TDR program that Lee County may implement. The changes are identified in
Attachment 1.

Technical Assistance Comment (Hurricane Evacuation): Florida DEO is concerned
that the proposed amendments to Pine Island specific Objective 14.8 and subsequent
policies are not consistent with Goal 109, addressing county-wide planning for
hurricane preparedness, evacuation and mitigation. To address this, the Florida DEO
recommended that proposed Policy 14.8.3 be revised to clarify that the evacuation
clearance time is the time necessary to safely evacuate people from the point when
the evacuation order is given until the last evacuee can safely evacuate out of Lee
County or arrive at safe shelter within Lee County.

Staff Response: Staff appreciates this comment from the Florida DEO. To
address the concern of the Florida DEO, staff is proposing changes to proposed
Policy 14.8.3. The changes are identified in Attachment 1.

FLORIDA DEPARTMENT OF TRANSPORTATION (FDOT)

The Florida DOT provided Lee County with the comments and recommendations in italics
below. Many of the comments are the same or similar to their recommendations, in these
instances Staff has provided a single response. The letter from Florida DOT is attached
to the staff report.

FDOT Comment #1.:

Comment #1: The proposed amendment to Policy 1.4.7 includes an increase in the
standard maximum density from one dwelling unit (DU) per 10 acres to one DU per
2.7 acres for the Coastal Rural land use category established for the Greater Pine
Island Planning Community. In addition to Policy 1.4.7, Policies 4.2.4 and 14.3.4
further support other increased residential densities on Greater Pine Island.
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Greater Pine Island is a barrier island which currently has a transportation network
that is limited to only one point of access to and from the mainland via Pine Island
Road. While the segment of Pine Island Road from Stringfellow Road to Burnt Store
Road is a County facility (CR 78), and the segment east of Burnt Store Road is a
State facility (SR 78), the County facility directly impacts the safety and operation of
the State's portion of Pine Island Road. Following is a planning-level analysis of the
roadway operations for Pine Island Road.

Based on preliminary analysis, the roadway segments of Pine Island Road from
Stringfellow Road to Burnt Store Road and from Chiquita Boulevard to Santa Barbara
Boulevard are expected to fail to meet the County and FDOT LOS standards
respectively by year 2035. The Lee County MPO 2040 Long Range Transportation
Plan identifies the segment of Pine Island Road from Chiquita Boulevard to Santa
Barbara Boulevard as a needed widening improvement project (widening from 4lanes
to 6 lanes).

FDOT is concerned that the proposed text amendments, which increase residential
densities on the Island, is anticipated to adversely impact the segment of Pine Island
Road/SR 78 from Chiquita Boulevard to Santa Barbara Boulevard.

Staff Response: Staff appreciates this comment from FDOT. Staff notes that
existing Policy 1.4.7 provides a method to achieve one unit per acre. This is
consistent with the proposed adjusted maximum density, also in Policy 1.4.7, that
provides a method to achieve one unit per acre. In addition, the lands on Pine Island
that are designated Coastal Rural were in the Rural future land use category prior to
December 24, 2004. The Rural future land use category has a standard density of 1
unit per acre. The proposed text amendments do not change the “worst case” scenario
for residential density on Pine Island. No additional changes are needed to the
proposed amendments to address this comment.

FDOT Comment #2 and Recommendation b:

Comment #2: The proposed amendments to TDR program Policies 1.1.2 thru 1.1.5
and 4.3.8 allow DU densities to be increased above the existing maximum total
density for TDUs created on lands within the Greater Pine Island Planning
Community. The program is intended to transfer density out of the Greater Pine
Island Community into more urbanized areas of the County, thereby preserving lands
within Pine Island. FDOT notes that until a Greater Pine Island TDR project is
proposed, the impact of the proposed changes to the TDR program on the roadway
network within Lee County cannot be determined.

Recommendation b: FDOT recommends Lee County include a policy to coordinate with
the Department in the review of any TDU-related projects, to assess potential impacts of
density increases on State transportation facilities in areas where density is being
transferred to (Receiving Areas).
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Staff Response: Staff appreciates the comment and recommendation from FDOT.
Coordination with FDOT is currently part of our local development order process.
Development proposed on State transportation facilities are discussed with FDOT
during the review process. Lee County will maintain this coordination with FDOT
for TDU related projects. No changes are needed to the proposed amendments as
part of this response.

FDOT Comment #3:

Comment #3: Based on the proposed text amendments in Policies 14.3.1, 14.3.4
and 14.3.5, it is unclear what densities can and/or cannot be transferred onto
Greater Pine Island.

Policy 14.3.1 states that only Greater Pine Island TDUs are permitted in Greater
Pine Island consistent with Table 1(a), Note 4, and that only the portion of Greater
Pine Island defined as Pine Island Center is eligible to receive Greater Pine Island
TDUs. However, Table 1(a) states that within the Future Urban Areas of Pine
Island Center, rezonings allowing more than 3 dwelling units per gross acre must
"acquire"the additional density utilizing TDUs that were created from Greater Pine
Island in accordance with Policy 14.3.4, or transfer dwelling units in accordance
with Policy 14.3.5.

Staff response: Staff appreciates this comment from FDOT. It is not the intent to
allow TDUs created outside of Greater Pine Island to be transferred into Greater
Pine Island. Please see proposed amendments to Policy 14.3.1 in Attachment 1
that only allow the use of Greater Pine Island TDU’s within Pine Island Center.
Policy 14.3.4 allows units to be transferred within Pine Island, but does not include
any multiplier. In addition, staff has proposed changes to correct the policy
references in Table 1(a), Note 4.

FDOT Comments #4, #5, and #10; Recommendations d and e:

Comment #4: Based on the information provided by the Applicant, there appears
to be an inconsistency between the existing Lee County Plan policies for
hurricane evacuation times, the proposed policy amendments, and F.S.
163.3178(8)(a).

Policy 109.1.5 states that a proposed comprehensive plan amendments that
increase density within a CHHA will not exceed a 16-hour evacuation time out of
the County for a Category 5 storm event, or that the 12-hour evacuation time to
shelter will be maintained. However, proposed policies 14.2.2 and 14.8.3
establish a hurricane evacuation clearance time of 18 hours for Greater Pine
Island. F.S. 163.3178(8)(a) states that a proposed comprehensive plan
amendment shall be found in compliance with state coastal high hazard provisions
if it will not exceed a 16-hour evacuation time out of the County or the 12-hour
evacuation time to shelter is maintained for a Category 5 storm event, therefore
this proposed amendment appears to be in conflict with F.S. 163.3178(8)(a).
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The proposed amendment data and analysis indicates current hurricane
evacuation clearance times for the Pine Island area to be 6.2 hours. However, it is
unclear if the data and analysis establishing the existing condition included all
existing platted and buildable vacant lands on the Island. FDOT notes that an
adequate analysis of clearance times based on potential increase of densities
associated with this amendment to justify increasing clearance times to 18 hours
has not been provided.

Comment #5: Policy 109.1.5 states that proposed comprehensive plan
amendments that increase density within a CHHA will not exceed a 16-hour
evacuation time out of the County for a Category 5 storm event, or that the 12-
hour evacuation time to shelter will be maintained. FDOT is concerned that the
proposed text amendment only applies to the CHHA and does not apply to areas on
Greater Pine Island outside of the CHHA. This Policy appears to be inconsistent with
F.S. 163.3178(8)(a). Further, since all residents of Greater Pine Island, including
the CHHA, must evacuate through the same constrained corridor, the most restrictive
hurricane evacuation time should be applied to all.

Comment #10: Policy 109.1.5 references F.S. 163.3178(9). Please revise to the
correct reference of F.S. 163.3178(8).

Recommendation d: FDOT recommends evacuation times identified in Policies 14.2.2
and 14.8.3 be revised be to reflect F.S. 163.3178(8)(a) to limit evacuation times from
Greater Pine Island to shelter to 12 hours or out of the County to 16 hours for a
Category 5 storm.

Recommendation e: FDOT recommends evacuation times identified in Policy 109.1.5
be revised be to be consistent with F.S. 163.3178(8)(a) for shelter evacuation times,
and apply to all proposed comprehensive plan amendments on Greater Pine Island
within the hurricane evacuation zone for a Category 5 storm, and not just within the
CHHA.

Staff Response: Staff appreciates these comments and recommendations from
FDOT. An addendum to the data and analysis, as requested, is provided. The
proposed amendments are not intended to be inconsistent with F.S.
163.3178(8)(a); therefore, Staff has made changes to the proposed amendments,
specifically to Policies 14.2.2, 14.8.3 and 109.1.5, for consistency. In addition
staff has updated the reference to F.S. 163.3178(8) in Policy 109.1.5 as noted in
FDOT Comment #10. These changes are shown in Attachment 1.

FDOT Comment #6 and Recommendation f:

Comment #6: Policy 109.1.4 restricts the ability to mitigate potential traffic impacts
by discouraging a new bridge to/from the island. Policy 14.2.3 places the burden on
Lee County and FDOT to identify potential improvements to mitigate impacts
associated with increased density. In addition, Table 2(a) identifies Pine Island
Road (Matlacha) as a constrained roadway facility. Table 2(b) identifies
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recommended operational improvements on constrained roads, which includes
constructing left turn lanes at intersections with local roads, where feasible.

FDOT is concerned that no data and analysis was provided indicating a maximum
development scenario resulting from the proposed amendments. Additionally, no
capacity improvements (especially along SR 78) are identified in support of the
maximum development scenario to maintain evacuation clearance time standards
for Greater Pine Island.

Recommendation f: FDOT recommends the County conduct an analysis to determine
the impact of future development scenarios on evacuation clearance time standards
for Greater Pine Island per F.S. 163.3178(8)(a), and to identify needed improvements
on SR 78 which may include safety and operational improvements. Additionally, the
Department requests to be included as a reviewing agency for future methodologies
on the analysis of hurricane evacuation clearance times in Lee County and any event
based operational mitigation strategies related to State facilities.

Staff Response: Staff appreciates the comment and recommendation from FDOT.
As previously indicated in response to Comment #1, the proposed text
amendments do not change the “worst case” scenario for residential density on
Pine Island; therefore, no capacity improvements need to be identified for this
amendment. No changes are needed to the proposed amendments to address this
comment and recommendation.

FDOT Comment #7:

Comment #7: The proposed amendment to Policy 4.2.4 allows bonus densities
within the CHHA through the County's affordable housing program; however, it is
unclear as to how much additional density would be permitted under this program.
The apparent lack of restrictions on maximum density associated with affordable
housing may create adverse impacts on Pine Island Road/SR 78 (a hurricane
evacuation route and atransportation resource and facility of State importance).

Staff response: Staff appreciates this comment. Lee Plan Policy 4.2.4, as it
exists without the amendment, provides that workforce housing may be developed
within the CHHA. Workforce housing qualifies as affordable housing. The
proposed amendments clarify that within the CHHA the bonus density can only be
achieved through the affordable housing program. The proposed amendments do
not increase the total density allowable through the affordable housing program.
Table 1(a) limits bonus density, from TDUs and affordable housing, based on the
future land use category. No changes are needed to the proposed amendments to
address this comment.

FDOT Comment #8:

Comment #8: The proposed amendment package includes Data and Analysis for
hurricane evacuation times from Greater Pine Island. The Department is
concerned that FDOT was not included as a reviewing agency on the
methodology to evaluate hurricane evacuation. Other concerns include peak period
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occupancy rates derived from surveys conducted during an off-peak period in
October, and no analysis was provided regarding the future development of vacant
lands on the Island based on existing and proposed comp plan amendments.

Staff response: Staff appreciates this comment. An addendum to the data and
analysis, as requested, is provided. The additional data and analysis examines
hurricane evacuation clearance times for the estimated buildout of Pine Island.
The analysis show the estimated buildout hurricane evacuation clearance time to
be 11.18 hours. This time is likely to be less if units are transferred through the
proposed TDR program.

FDOT Comment #9 and Recommendation h:

Comment #9: Policy 6.1.2 provides for commercial development in non-urban future
land use categories within Lee County to locate within 330 feet of adjoining rights of
way of the interesting arterial and collector or two collector roads with direct access
to both. FDOT notes that access to State transportation facilities must meet FDOT
access management standards per Access Management Rule 14-96 and 14-97,
Florida Administrative Code.

Recommendation h: FDOT recommends Policy 6.1.2 be amended to state that when
seeking access to State transportation faciliies, FDOT must be consulted in
accordance with Access Management Rules 14-96 and 14-97, Florida Administrative
Code.

Staff response: Staff appreciates this comment and recommendation from FDOT
and agrees that access to State transportation facilities must meet FDOT access
management standards per Access Management Rule 14-96 and 14-97, F.A.C.
The applicant for a development with access to State transportation facilities must
provide a Notice of Intent from FDOT prior to local development order approval.
No changes are needed to the proposed amendments to address the comment
and recommendation.

FDOT Recommendation a:

Recommendation a: As a result of potential future development/redevelopment on
Greater Pine Island based on the proposed amendments, FDOT recommends the
County include a policy stating that Lee County will develop transportation mitigation
strategies in collaboration with FDOT and mitigate impacts to SR 78 resulting from
said development/redevelopment.

Staff Response: Staff appreciates this recommendation from FDOT. The following
existing Objective and Policies in the Lee Plan address collaboration efforts with
FDOT: Objective 42.1, Lee County will plan cooperatively with FDOT; Policy
42.1.1, Lee County will participate in the MPO and Regional Planning Council
planning processes for system-wide facility needs; and Policy 42.2.2, Lee County
will encourage interlocal agreements with the State of Florida, to plan, design,
construct, and/or maintain selected roadway facilities. No changes are needed to
the proposed amendments to address this recommendation.
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FDOT Recommendation c:

Recommendation ¢c: FDOT recommends a policy be included that restricts TDUs from
other areas outside of Greater Pine Island to be transferred onto Greater Pine Island
as Receiving Areas.

Staff Response: Staff appreciates this recommendation from FDOT. It is not the
intent to allow TDUs created outside of Greater Pine Island to be transferred onto
Greater Pine Island (as receiving areas). Please see proposed amendments to
Policy 14.3.1 in Attachment 1 that only allow the use of Greater Pine Island TDU’s
within Pine Island Center. No changes are needed to the proposed amendments
to address this recommendation.

FDOT Recommendation g:

Recommendation g: FDOT recommends Policy 4.2.4 be revised to not allow bonus
densities that would increase density on Greater Pine Island in the CHHA. If affordable
housing is constructed on Greater Pine Island outside of the CHHA, the policy should
be limited to the sending of TDUs from Greater Pine Island.

Staff Response: Staff appreciates this recommendation from FDOT. It was not
the intent of the proposed amendments to allow the use of Transferable
Development Units within the CHHA. This is clarified in the Land Development
Code amendments that are being proposed concurrent with the proposed
amendments to the Lee Plan. In response, Staff proposes changes to amend
Objective 110.1 and to add a new Policy 110.1.8 to provide a clear provision that
prohibits the transfer of density into the CHHA through the Greater Pine Island
TDR program or any other TDR program that Lee County may implement. The
changes are identified in Attachment 1.

SOUTHWEST FLORIDA REGIONAL PLANNING COUNCIL (RPC)

The Southwest Florida Regional Planning Council staff has recommended that the RPC
find that the proposed amendment is regionally significant, and that “the proposed
changes are consistent with the SRPP and do not produce extra-jurisdictional impacts
that are inconsistent with the Comprehensive Plans of other local governments.” The
RPC also recommended that Lee County work with FDOT to address traffic concerns.
FDOT concerns are addressed in this section of the staff report. The letter from the RPC
is attached.

B. STAFF RECOMMENDATION
Staff recommends that the Board of County Commissioners adopt the amendments to
the Lee Plan as provided in Attachment 1.
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PART VI
BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF PUBLIC HEARING: March 16, 2016

A. BOARD REVIEW
B. BOARD ACTION AND FINDINGS OF FACT SUMMARY
1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:

BRIAN HAMMAN

LARRY KIKER

FRANK MANN

JOHN MANNING

CECIL L PENDERGRASS
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ATTACHMENT 1 CPA2015-13

Text Amendments:

Future Land Use Element:

POLICY 1.1.2: The Intensive Development areas are located along major arterial roads
in Fort Myers, North Fort Myers, East Fort Myers west of I-75, and South Fort Myers. By
virtue of their location, the county's current development patterns, and the available and
potential levels of public services, they are well suited to accommodate high densities and
intensities. Planned mixed-use centers of high-density residential, commercial, limited
light industrial (see Policy 7.1.6), and office uses are encouraged to be developed as
described in Policy 2.12.3., where appropriate. As Lee County develops as a metropolitan
complex, these centrally located urban nodes can offer a diversity of lifestyles,
cosmopolitan shopping opportunities, and specialized professional services that befit such
a region. The standard density range is from seven eight dwelling units per acre {+8
du/acre) to fourteen dwelling units per acre (14 du/acre). Maximum total density is
twenty-two dwelling units per acre (22 du/acre). The maximum total density may be
increased to thirty dwelling units per acre (30 du/acre) utilizing Greater Pine Island
Transfer of Development Units.

POLICY 1.1.3: The Central Urban areas can best be characterized as the “urban core” of
the county. These consist mainly of portions of the city of Fort Myers, the southerly
portion of the city of Cape Coral, and other close-in areas near these cities; and also the
central portions of the city of Bonita Springs, lona/McGregor, Lehigh Acres, and North
Fort Myers. This is the part of the county that is already most heavily settled and which
has or will have the greatest range and highest levels of urban service--water, sewer,
roads, schools, etc. Residential, commercial, public and quasi-public, and limited light
industrial land uses (see Policy 7.1.6) will continue to predominate in the Central Urban
area with future development in this category encouraged to be developed as a mixed-
use, as described in Policy 2.12.3., where appropriate. This category has a standard
density range from four dwelling units per acre (4 du/acre) to ten dwelling units per acre
(10 du/acre) and a maximum total density of fifteen dwelling units per acre (15 du/acre).
The maximum total density may be increased to twenty dwelling units per acre (20
du/acre) utilizing Greater Pine Island Transfer of Development Units.

POLICY 1.1.4: The Urban Community areas are areas outside of Fort Myers and Cape
Coral that are characterized by a mixture of relatively intense commercial and residential
uses. Included among them, for example, are parts of Lehigh Acres, San Carlos Park,
South Fort Myers, lona/McGregor, Pine Island, and Gasparilla Island. Although the
Urban Communities have a distinctly urban character, they should be developed at
slightly lower densities. As the vacant portions of these communities are urbanized, they
will need to maintain their existing bases of urban services and expand and strengthen
them accordingly. As in the Central Urban area, predominant land uses in the Urban
Communities will be residential, commercial, public and quasi-public, and limited light
industry (see Policy 7.1.6) with future development in this category encouraged to be
developed as a mixed-use, as described in Policy 2.12.3., where appropriate. Standard
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density ranges from one dwelling unit per acre (1 du/acre) to six dwelling units per acre
(6 du/acre), with a maximum total density of ten dwelling units per acre (10 du/acre). The
maximum total density may be increased to fifteen dwelling units per acre (15 du/acre)

utrlrzrnq Greater Pine Island Transfer of Development UnrtsAny—leenue—densmes

POLICY 1.1.5: The Suburban areas are or will be predominantly residential areas that
are either on the fringe of the Central Urban or Urban Community areas or in areas where
it is appropriate to protect existing or emerging residential neighborhoods. These areas
provide housing near the more urban areas but do not provide the full mix of land uses
typical of urban areas. Ihe—standard—resrder%ral—densmes—are—me—sameﬁas—the—wban

ities; Ceommercial development greater than
neighborhood centers, and industrial land uses are not permitted. This category has a
standard density range from one dwelling unit per acre (1 du/acre) to six dwelling units
per acre (6 du/acre). The maximum total density may only be increased to eight dwelling
units per acre (8 du/acre) utilizing Greater Pine Island Transfer of Development Units.
Other forms of bonus densities are not allowed.

POLICY 1.4.7: The Coastal Rural land use category is established for the Greater Pine
Island Planning Community to address the area’s predominantly rural character, coastal
environment, existing agricultural uses, limited public infrastructure, and its location

within and proxrmrtv to the Coastal High Hazard Area and Hurricane Vulnerabrlltv Zone.

The standard maximum density is one dwelling unit per 2.7 acres (1 du/2.7 acres) ten
aeres{(1-BU/10-aeres). Maximum densities may will be increased to an “Adjusted
Maximum Density” of one dwelling unit per acre (1 du/acre) where 70% of the overall
development parcel(s) is: maintained as native habitat; or restored as native habitat; or
marntarned in aqrrcultural use on those parcels |dent|f|ed as_existing farmland on Lee

Residential developments containing ten (10) or more dwelling units must be approved

through the planned development rezoning process and as part of the planned
development process must: a) demonstrate the implementation of adopted design
standards and development approaches that support and maintain the rural character; b)
provide notification to property owners of permitted adjacent agricultural uses and their
right to continue operations; and c) provide mitigation for impacts to hurricane
gvacuation clearance times and shelter needs.
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Permitted land uses include agriculture, fill-dirt extraction, conservation uses, minimal
non-residential land uses, limited to marinas, fish houses, and minor commercial uses that
are—necessary-to—provide—basic—commercial-services—to serve the island residents and
visitors_as set forth in Policy 14.4.5, and low density residential uses-up-te-the-fellowing
densities. Bonus densities are not allowed in this land use category.

=T - - oo T - TV
uplands—that—are—preserved undeveloped-land-will-be | undeveloped—land
I o habi e nued i

rued i icultural peunanelntly p_reselrule_el o cultural

POLICY 4.2.4: The Mixed Use Overlay may include areas within the Coastal High
Hazard Area when unique public benefits exist. Such benefits may include providing
workforce housing options for employees of businesses located on barrier islands when
transit is provided between the workforce housing and the employment areas. Bonus
densities within the Coastal High Hazard Area may only be achieved through the site-
built affordable housing program.

POLICY 4.3.8: Properties in a Mixed Use Overlay Zene—nret-within-the-Ceastal-High
Haz&rel—Area—MH—be—eensreereel—as are preferred reeewmg areas for Transferable

eletammg chlevmg aIIowabIe bonus densﬂyres Prolects utlllzmq Greater Pine Island

TDUs are eligible for increased maximum total densities, as set forth in this plan, and
additional development incentives to encourage a compact and functional development

pattern.
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POLICY 6.1.2: Commercial development in non-urban future land use categories is
limited to minor commercial and located so that the retail use, including buildings and
outdoor sales area, is located at the intersection (within 330 feet of the adjoining rights-
of-way of the intersecting roads) of arterial and collector roads or two collector roads
with direct access to both intersecting roads. Direct access may be achieved with an
internal access road to either intersecting roads. On islands, without an intersecting
network of collector and arterial roads, commercial development may be located at the
intersection of local and collector, or local and arterial, or collector and collector roads.
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GOAL 14: GREATER PINE ISLAND. To manage future growth on and around Greater Pine
Island so as to: maintain the island's unique natural resources, rural character, and coastal
environment; anrd-s support the viable and productive agricultural community and other local
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businesses; and to protect the public health, safety and welfare of iasure-that-island residents and

visitors have-a-reasonable-oppertunity-to-evacuate-when a hurricane strike is imminent. For the

purposes of this plan, the boundaries of Greater Pine Island are indicated on Lee Plan Map 1,

Page 2 the Future Land Use Map.

OBJECTIVE 14.1: NATURAL RESOURCES. County regulations, policies, and
discretionary actions affecting Greater Pine Island will permit no further degradation of
estuarine and wetland resources, and ne—unnecessary—toss—ef will serve the long-term
preservation of native upland vegetation and wildlife habitat.

POLICY 14.1.3: Lee County will;by-1996; explore the possibility of estimating the
aerial extent and maturity of mangroves in Greater Pine Island for the purpose of
providing baseline data necessary to ensure that the cumulative impact of mangrove
alteration does not decrease the combination of aerial extent and maturity of mangroves
relative to the baseline data.

POLICY 14.1.8: Lee County will support practices that reduce pesticides, fertilizers,
animal waste, and other pollutants entering Greater Pine Island’s estuarine and wetland
resources.

POLICY 14.1.9: Lee County will support the use of central sanitary sewer service to
reduce potential contamination to groundwater or the surrounding estuarine systems
from on-site septic systems.

OBJECTIVE 14.2: ROAD IMPROVEMENTS. The county will continually monitor
trafflc levels W|th|n Greater Pine Island to en—Flme—leand—Read—te—mswe—that—the—sum—ef—the

aapipevals—wu—net—e*eeed mamtaln hurrlcane evacuatlon clearance tlmes in accordance with
Ob|ect|ve 14.8.the W

POLICY 14.2.1: Lee County will monitor impacts to the existing transportation

infrastructure of Greater Pine Island recognizing the limited access to the community and
the seasonal nature of infrastructure demand.

POLICY 14.2.2: By 2030 Lee County will work toward attaining a level of service for
out of county hurricane evacuation for a Category 5 storm event that does not exceed 18

Attachment 1 for March 2, 2016
CPA2015-13 Page 10 of 30



POLICY 14.2.3: Lee County, in_ conjunction with the Florida Department of
Transportation, will identify hurricane evacuation roadway capacity improvements,
including critical intersections and manual traffic control provisions, to maintain
evacuation clearance time standards for Greater Pine Island.
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POLICY 14.2.4: The county will make every effort to continue extending the bicycle
path to run the ent|re Iength of Strrngfellow Road Whereveepeesrble—tThls path should
be designed as-a , similar
to the bicycle path north of Prneland that was completed in 2001

POLICY 14.2.5: Lee County will continue to evaluate pedestrian safety and circulation,

and will seek to minimize pedestrian-vehicular conflicts within the Matlacha Historic
District.

POLICY 14.2.6: Lee County will assess the benefits of expanding mass transit services
to Greater Pine Island to minimize the number of vehicular trips through Matlacha, and
will encourage projects to accommodate bus stops, multi-modal opportunities, ride share
lots, water taxis, and/or pedestrian connectivity.

OBJECTIVE 14.3: RESIDENTIAL LAND USES. County regulations, policies, and
discretionary actions will recognize certain unique characteristics of Greater Pine Island
which justify different treatment of existing and future residential areas than in mainland Lee
County, as described in the following policies.

POLICY 14.3.1: Due to the constraints on future development posed by the limited road
connections to mainland Lee County, berus-densities only Greater Pine Island TDUs of
any-kind are not permitted in Greater Pine Island consistent with Table 1(a), Note 4. Only
the portion of Greater Pine Island defined as Pine Island Center is eligible to receive

Greater Pine Island TDUs. Ihts—prehrertren—melades—heuenw—densrty—benases—eﬁ—erte
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POLICY 14.3.3: Adjusted Maximum Density is not permitted to be located within

Coastal Rural designated lands within the Coastal High Hazard Area.

POLICY 14.3.4: Dwelling units may be transferred from parcels that have a future land

use designation of Coastal Rural to parcels with urban future land use categories on

Greater Pine Island, subject to the following:

1.

The receiving and transferring lands are under the same ownership at the time this
policy was adopted, and remain under the same ownership at the time units are
transferred:;

The maximum allowable density that may be transferred from Coastal Rural parcels
is limited to one dwelling unit per 2.7 acres (1 du/2.7 acres);

The property receiving the additional dwelling units is rezoned to a planned
development.

Density can be allocated across the planned development-zoned property, including
those lands within the planned development that are designated Coastal Rural,
provided that the density developed within Coastal Rural designated property does
not to exceed 1 dwelling unit per 2.7 acres (1 du/2.7 acres);

Development rights for each unit transferred from the transferring parcel are
extinguished through a recorded instrument acceptable to the County Attorney’s
Office and provided to the Department of Community Development with the planned
development rezoning application for the receiving parcel;

The allowable density on the receiving parcels will be the sum of the allowable
densities for the receiving and transferring parcel, subject to the Coastal Rural density
limitations set forth in subsection 4 above; and

Bona fide agricultural uses on the transferring parcel may continue in accordance

with Policy 14.6.1.
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OBJECTIVE 14.4: COMMERCIAL LAND USES. County regulations, policies, and
discretionary actions will recognize certain unique characteristics of Greater Pine Island
which justify different treatment of existing and future commercial areas than in mainland
Lee County, as described in the following policies.

POLICY 14.4.1: Future Yurban Aareas-at in Pine Island Center is are targeted for most
future commercial and industrial uses as permitted by other portions of this plan. Non-
residential developments within Pine Island Center are encouraged to provide
employment opportunities; serve the day to day needs of residents and visitors;
demonstrate a positive impact on traffic patterns within Greater Pine Island; and reduce
the number of vehicular trips through Matlacha.

POLICY 14.4.2: Commercial development at ether locations outside en-Greater Pine
Island Center, but within future urban land use categories (such-as—Beokeeha,—Pineland;
Matlacha,—and-StJames-City)-should-be-limited must be sited and designed to minimize
impacts to residential and adjacent agricultural uses. Permitted uses should be restricted
to the following: te marinas;; fish houses;; arg minor commercial uses to serve the day to

day needs of Iocal re3|dents and island VISItOI’S SHeh—develepmem—mHst—be—H%ed—and

POLICY 14.4.3: The county will expand-the-commercial-design-standards—in—itstand
development-code-to provide specific architectural and site design standards for Greater
Pine Island in the Land Development Code-H-an-acceptable-propesalis-submitted-by-the
Greater-Pinelsland-community. These standards must: weuld promote but not mandate
rehabilitation over demolition; reguire-smaler—ratherthan-larger-buildings—address the

size and scale of building mass in relationship to the built and natural environment;
establish community-specific architectural standards in support of Greater Pine Island’s
coastal rural character; aveid-standardized—franchise—butHdings;—preserve mature trees
wherever possible; and encourage the location of off-street place-mest parking to the side
and rear of buildings to preserve viewsheds along public roadways; require large
windows and forbid most blank walls; and encourage metal roofs and other features of
traditional “Old Florida” styles. The new commercial design standards will reflect the
different characteristics of Bokeelia, Pineland, Matlacha, and St. James City. Deviations
from these standards may not be granted unless the request meets the County approval
criteria for variances set forth in Chapter 34 of the Land Development Code.
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POLICY 14.4.65: In the Coastal Rural future land use category, non-residential
development is Hmited restricted to minor commercial development. New-commereiat
All zoning requests for commercial projects must utilize the Pplanned Bdevelopment

rezoning process and be consistent with the following Hmitations:

« Total building floor area is limited to 5,000 square feet, unless the development can
demonstrate compatibility with adjacent uses, and a positive impact on traffic patterns
within Greater Pine Island.

» Development must not exceed two acres of impervious area.

» Uses are limited to those that reflect the Coastal Rural character and unique culture of
Greater Pine Island, such as animal clinics, bait and tackle shops, ecotourism, farm
and feed supply stores, food stores, lawn and garden supply stores, restaurants
(excluding fast food), roadside/produce stands, speciality retail, and plant nurseries.

« Buildings exceeding 5,000 square feet that are lawfully existing or approved as of
October 1, 2009 will be deemed vested for the approved and existing square footage
for the life of the structure despite a change in use.

OBJECTIVE 14.6: AGRICULTURAL-USESGREATER PINE ISLAND TRANSFER
OF DEVELOPMENT RIGHTS PROGRAM. To promote and preserve the rural character

of Pine Island Lee County will strive—to—foster—a—viable—and—productive—agricuttural
communhnity-on-the-island—ee-County-will-pursue the incorporation of Greater Pine Island’s
ineorporate—several-land—use—tools”such—as—purchase and transfer of development rights

programs into the Lee County Land Development Code-to-preserve-agricultural-uses-on-Pine
sland.

POLICY 14.6.1: Lee County will amend its Land Development Code to implement
Transfer of Development Rights (TDR) and Purchase of Development Rights (PDR)
programs for Greater Pine Island. The new programs will create incentives for property
owners within Greater Pine Island to transfer development rights associated with their
parcels to: receiving lands outside of the planning community; future urban areas within
the planning community that are targeted for development in accordance with these
provisions; or, Lee County. The programs will allow for continued agricultural uses on
sending lands, in addition to limited non-residential uses that directly support the
agricultural operations.
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POLICY 14.6.2: The Greater Pine Island TDR program will have the following
characteristics:

a. Creation of Transferable Development Units.
1. Uptoone (1) TDU may be created per five (5) acres of wetlands.

2. Up to one (1) TDU may be created per one (1) acre of uplands located in non-
urban future land use categories.

3. Up to three (3) TDUs may be created per one (1) acre of uplands located in the
Outlying Suburban future land use categories.

4. Up to two (2) TDUs may be created in a single-family lot or parcel designated as

wetlands that holds an affirmative determination of the single-family residence
provision pursuant to Chapter XIlI of the Lee Plan.

b. Receiving area Density and Intensity Equivalents of Greater Pine Island TDUs.

1. One (1) Greater Pine Island TDU will be equal up to two (2) dwelling units when
transferred to eligible receiving lands outside of the Greater Pine Island Planning
Community.

2. One (1) Greater Pine Island TDU will be equal up to one (1) dwelling unit when
transferred to receiving lands in Pine Island Center.

3. Lee County may establish non-residential incentives for the use of Greater Pine
Island TDUs within Future Urban Areas of the unincorporated Lee County.

c. The Land Development Code may include regulations that permit the County to
evaluate the effectiveness of the Greater Pine Island TDR program and make
changes that may further condition or restrict the use of Greater Pine Island TDUs.

POLICY 14.6.23: The county will administer the TDR program and will develop clear
and concise forum to disseminate program information and records, including but not
limited to a: TDR program website that will provide general program information, rules
and guidelines; TDU administrative determination application; county-approved form of
conservation easement; certified TDU database with ownership information; and, for-sale
TDU clearinghouse information for those individuals that request to be included within
the TDU clearinghouse program.
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OBJECTIVE 14.8: HURRICANE PREPAREDNESS, EVACUATION AND
MITIGATION. Lee County will provide for the protection of Greater Pine Island residents,
visitors and property from the physical and economic effects of hurricanes and tropical
storms. The following policies will supplement Goal 109 of the Conservation and Coastal
Management Element of this plan, as it relates to the hurricane preparedness, evacuation,
mitigation and sheltering for residents of Greater Pine Island.

POLICY 14.8.1: Lee County will work to maintain hurricane evacuation clearance times
for Greater Pine Island, and continue to incorporate those times into the county-wide
gvacuation decision-making planning.

POLICY 14.8.2: Lee County will continue to include Greater Pine Island specific issues
in _its Comprehensive Emergency Management Plan (CEMP) and related evacuation
planning documents.

POLICY 14 8.3: Comgrehenswe Plan amendments within Greater Plne Island must be

POLICY 14.8.4: Lee County will continue to include Greater Pine Island in its year-

round public information program focused on disaster preparedness. The program will
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include information on hurricane risk, the need for timely evacuation, the availability and
location of hurricane shelters and the actions necessary to minimize property damage to
protect human life.

POLICY 14.8.5: New residential development and redevelopment within, or partially
within, the Hurricane Vulnerability Zone must mitigate hurricane sheltering and
gvacuation impacts in accordance with Chapter 2, Article Xl of the Land Development
Code.

POLICY 14.8.6: Shelters will not be built on barrier or coastal islands within Greater
Pine Island. Where financially feasible, geographically appropriate, and in the interest of
public health, safety and welfare, Lee County will make every effort to construct new
public buildings to hurricane shelter standards.

POLICY 14.8.7: Where feasible, Lee County will evaluate the purchase of lands within
Greater Pine Island identified as Coastal High Hazard in order to reduce the expansion of
new development within vulnerable areas.

POLICY 14.8.8: The county will evaluate alternative mechanisms to improve evacuation
clearance times within the planning community, including but not limited to: access
control; mandatory evacuation notices; one-way evacuation routes; and the preparation
and implementation of community-specific mitigation measures.

POLICY 14.8.9: Deviations relating to setbacks, lot coverage, and density within the
Coastal High Hazard Area may not be granted, unless the request meets the County
approval criteria for variances set forth in Chapter 34 of the Land Development Code.

Transportation Element:

OBJECTIVE 37.1: GENERAL STANDARDS.-From-time-of plan-adeption,-rew-facilities
will-be-added-at-a—rate-equal-to-growth-demands._Establish non-requlatory level of service

(LOS) standards on county and state transportation facilities within Lee County. Cooperate
with municipalities on the facilities maintained by Lee County within the municipalities and
with FDOT on state transportation facilities.

POLICY 37.1.1: The minimum acceptable peak hour, peak season, peak direction

FIHS Roads-&
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LOS “E” is the minimum acceptable LOS for principal and minor arterials, and major

collectors on county-maintained transportation facilities. Level of service standards for
the State Highway System during peak travel hours are “D” in urbanized areas and “C”
outside urbanized areas.

The minimum acceptable level of service as—speetfied—abeve for Pine Island Road
between Burnt Store Road and Stringfellow Boulevard is also subject to Objective 14.2

For minimum acceptable levels of service determination, the peak season, peak hour,
peak direction condition_will be defined as the 100th highest volume hour of the year in
the predominant traffic flow direction. The 100th highest hour approximates the typical
peak hour during the peak season. Peak season, peak hour, peak direction conditions will
be calculated using K-100 factors and “D” factors from the nearest, most appropriate
county permanent traffic count station. (Amended by Ordinance No. 98-09, 99-15, 00-08,
07-09, 10-36)

POLICY 37.3.1: Lee County will measure traffic volumes and capacity on all roads on
a roadway segment-by-segment basis, except for constrained roads and where
alternatives are established pursuant to Chapter 163.3180, F.S..—and—Rule—93-5.0055;
F-AC-Transportation for Pine Island will be governed by the policies under Objective
14.2 of this comprehensive plan. (Amended by Ordinance No. 98-09, Amended and
Relocated by Ordinance No. 99-15, Amended by Ordinance No. 00-08, 07-09, 14-09)
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Capital Improvements Element:

POLICY  95.1.3: MINIMUM ACCEPTABLE LEVEL-OF-SERVICE
STANDARDS: Level of- service (LOS) standards will be the basis for planning the
provision of required public facilities within Lee County. Some of these standards will be
the basis for determining the adequacy of public facilities for the purposes of permitting
new development. The "Minimum Acceptable Level of Service” will be the basis for
facility design, for setting impact fees, and (where applicable) for the operation of the
Concurrency Management System (CMS).

Two classes of standards are established. "Regulatory” standards are those which apply to
facilities identified in state law or inter-local agreements as being essential to support
development. These consist of facilities for the provision of public schools, potable
water, sanitary sewer, disposal of solid waste, and stormwater management. (It is the
intent of this element that these standards will be the same as those established in the
various relevant plan elements. If there are discrepancies between standards contained in
the elements and standards as set forth herein, the standards as set forth herein will
govern.) The second class, "non-regulatory” standards, are those which apply to other
facilities for which the county desires to set standards for its own use. These consist of
facilities for the provision of community and regional parks, and transportation.
Compliance with non-regulatory standards will not be a requirement for continued
development permitting, but will be used for facility planning purposes.

No changes to number 1 through 6

7. Roadway Facilities:

Los “E” is the standard LOS for principal and minor arterials, and major collectors on
county-maintained transportation facilities. Level of service standards for the State
Highway System during peak travel hours are D in urbanized areas and C outside
urbanized areas.

Due to scenic, historic, environmental, aesthetic, and right-of-way characteristics and
considerations, Lee County has determined that certain roadway segments will not be
widened. Therefore, reduced peak hour levels of service will be accepted on those
constrained roads within unincorporated Lee County as a trade-off for the preservation of
the scenic, historic, environmental, and aesthetic character of the community. These
constrained roads are defined in Table 2(a).
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Conservation and Coastal Management Element:
GOAL 109: EVACUATION AND SHELTER. To provide evacuation and shelter capabilities
adequate to safeguard the public against the effects of hurricanes and tropical storms

OBJECTIVE 109.1: EVACUATION. By 2030 Lee County will work towards attaining a
level of service for out of county hurricane evacuation for a Category 5 storm event that does
not exceed 18 hours.

POLICY 109.1.1: The county will assess the impact of all new residential development
upon the projected hurricane evacuation network and upon projected hurricane
evacuation times, and will require mitigation either through structural (on-site, off-site
shelter) provisions or through non-structural methods or techniques. Pursuant to Policy
14.8.4, all new residential development and redevelopment within the Hurricane
Vulnerability Zone in Greater Pine Island must mitigate hurricane sheltering and
evacuation impacts in accordance with Chapter 2, Article XI of the Land Development
Code.

POLICY 109.1.2: By-1995.pPeriodic updates of the hurricane evacuation portion of the
Comprehensive Emergency Management Plan will be coordinated with computer
transportation modeling to identify critical roadway links.

POLICY 109.1.3: Critical roadway links causing congestion on evacuation routes will
receive high priority for capital improvement expenditures.

POLICY 109.1.4: New or replacement bridges on evacuation routes spanning major or
marked navigable waterways will be designed, constructed, and operated to adequately
accommodate the safe and timely evacuation needs of both motor vehicle and marine
traffic. For the purposes of accommodating hurricane evacuation, a new bridge to Pine
Island is strongly discouraged due to the costs, design constraints, and potential impacts
to growth patterns within Greater Pine Island.

POLICY 109.1.5: Comprehensive plan amendments that increase density within coastal
high hazard areas must meet one of the following criteria in accordance with Section
163.3178(89), F.S.:

1. The proposed amendment will not exceed a 16 hour out of county hurricane
evacuation time for a category 5 storm event; or

2. Maintain a 12 hour evacuation time to shelter for a Category 5 storm event and ensure
shelter space is available to accommodate the additional residents of the development
allowed by the proposed comprehensive plan amendment; or
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3. Provide appropriate mitigation to satisfy the provisions of either of the previous two
paragraphs, which may include without limitation, the payment of money,
contribution of land, or construction of hurricane shelters and transportation facilities.
The developer must enter into a binding agreement to memorialize the mitigation plan
prior to adoption of the plan amendment.

GOAL 110: HAZARD MITIGATION. To provide through county plans, programs, and
regulations means to minimize future property losses from natural disasters such as flooding,
tropical storms and hurricanes. (See also Goal 105.) (Amended by Ordinance No. 94-30)

OBJECTIVE 110.1: DEVELOPMENT REGULATIONS. By-2007—=aAll development
regulations will be reviewed and revised to require that the vulnerability of future
development in the Coastal High Hazard Area (CHHA) and the A-Zone (as defined by the
Federal Emergency Management Agency) be reduced. (Amended by Ordinance No. 94-30,
00-22, 07-12)

POLICY 110.1.1: Regulations and incentives will be examined for additional setbacks in
critical erosion areas, conservation and enhancement of dunes and vegetation,
floodproofing of utilities, and appropriate requirements for structural wind resistance and
floodplain management.

POLICY 110.1.2: The county will not permit new or expanded mobile home or
recreational vehicle development on barrier islands or in V-Zones as defined by the
Federal Emergency Management Agency. (Amended by Ordinance No. 94-30, 00-22)

POLICY 110.1.3: All new residential development of more than 50 units will be
required to provide continuing information to residents concerning hurricane evacuation
and shelters, through the establishment of a homeowners' or residents' association.
(Amended by Ordinance No. 94-30, 00-22, 07-12)

POLICY 110.1.4: All new residential development of more than 100 units will be
required to formulate an emergency hurricane preparedness plan; this plan is subject to
the approval of the Lee County Division of Public Safety. (Amended by Ordinance No.
94-30, 00-22, 07-12)

POLICY 110.1.5: The County will maintain the flood plain management plan and will
analyze the flooding problem of the unincorporated areas of Lee County, inventory the
flood hazard area, review possible activities to remedy identified flooding problems,
select appropriate alternatives, and formulate a schedule for implementation. (Amended
by Ordinance No. 92-35, 94-30, 00-22, 07-12)

Attachment 1 for March 2, 2016
CPA2015-13 Page 23 of 30



POLICY 110.1.6: Maintain the provisions of the Flood Plain Management Ordinance
that interpret the 50% improvement threshold as cumulative for any improvement,
modification, addition or reconstruction project to an existing building or structure
identified as part of a repetitive loss property by the Federal Emergency Management
Agency (FEMA). A repetitive loss property is defined as one for which two or more
National Flood Insurance Program (NFIP) losses of at least $1000.00 each have been
paid since 1978. (Amended by Ordinance No. 92-35, 94-30)

POLICY 110.1.7: Maintain the current county development regulations requiring that
any building that is improved, modified, added on to, or reconstructed by more than
twenty five (25) percent of its replacement value and which has recorded a repetitive loss
as defined by the Federal Emergency Management Agency will be brought into
compliance with current regulatory standards for new construction. (Amended by
Ordinance No. 92-35, 94-30, 00-22, 03-04)

POLICY 110.1.8: Transferable Development Units (TDUs) may not be utilized on
property located within the coastal high hazard area.

Glossary:

COASTAL HIGH HAZARD AREA — The area below the elevation of the category 1 storm
surge line as established by a Sea, Lake, and Overland Surges from Hurricanes (SLOSH)
computerized storm surge model and delineated by Map 5 of the Lee Plan as Futuretand-Use
Map-Series required by Chapter 163.3177(6)(a)10.c.(VI), F.S.

COMMERCIAL DEVELOPMENT,

MINOR- Commercial development that provides for the sale of convenience goods and
services and contains less than 30,000 square feet of gross floor area.

NEIGHBORHOOD- Commercial development that provides for the sale of
convenience goods and personal services, such as food, drug, sundries, and hardware
items and has a gross floor area range of 30,000 to 100,000 square feet.

COMMUNITY- Commercial development that provides for the sale of retail goods such
as clothing, variety items, appliances, and furniture as well as goods that may be found in
a neighborhood commercial development and has a gross floor area range of 100,000 to
400,000 square feet.

REGIONAL- Commercial development that provides some functions of community
commercial, in addition to providing a full range and variety of shopping goods for
comparative shopping (such as general merchandise, apparel, furniture, and home
furnishings) and has a gross floor area range of 400,000 to 1 million square feet.

DENSITY — The number of residential dwelling or housing units per gross acre (du/acre).
Densities Specified in this plan are gross residential densities. For the purpose of calculating
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gross residential density, the total acreage of a development includes those lands to be used for
residential uses, and includes land within the development proposed to be used for streets and
street rights of way, utility rights-of-way, public and private parks, recreation and open space,
schools, community centers, and facilities such as police, fire and emergency services, sewage
and water, drainage, and existing man-made waterbodies contained within the residential
development. When the calculation of the gross density of a development results in a fractional
density, 0.50 of a dwelling unit or greater shall be rounded up to the next whole number and
fractions less than 0.50 shall be rounded down. No further rounding is permitted. Fractional
density rounding may not be applied to parcels subject to the Gasparilla Island Conservation
District Act of 1980 (as amended) or existing, undersized parcels that would require a
determination through the Single Family Residence provision of the Lee Plan, Chapter Xl to
permit one single-family residence on said parcel. Fractional density rounding may not be
applied to parcels of land created (subdivided or combined) after [DATE OF ADOPTION] in a
manner that would permit greater gross density than that was permitted (with fractional density
rounding) prior to creation of the new parcel. Lands for commercial, office, industrial uses
natural water bodies, and other non-residential uses must not be included, except within areas
identified on the Mixed Use Overlay Map (Future Land Use Map Series Map 1 page 6 of 8) that
have elected to use the process described in Objective 4.2 and except within areas identified as
Mixed-Use Communities as identified on Map 17 where development rights are concentrated or
transferred using the process described under Objective 33.3. Within the Captiva community in
the areas identified by Policy 13.2.1, commercial development that includes commercial and
residential uses within the same project or the same building do not have to exclude the
commercial lands from the density calculation. For true mixed use developments located on the
mainland areas of the County, the density lost to commercial, office and industrial acreage can
be regained through the utilization of TDRs that are either created from Greater Pine Island
Coastal Rural future land use category or previously created TDRs. True mixed use
developments must be primarily multi-use structures as defined in this Glossary as a mixed use
building. If development is proposed in accordance with Policy 2.12.3, residential densities are
calculated using the total land area included in the mixed use portion of the development.

HURRICANE VULNERABILITY ZONE - The areas delineated by the area below the
elevation of the category 3 storm surge line as established by a Sea, Lake, and Overland Surges

from Hurrlcanes (SLOSH) computerlzed storm surqe model —Fequmng—evaeuauen—m—the—evem

PINE ISLAND CENTER — Central Urban-designated lands that are generally located at the
arterial intersection of Pine Island Road and Stringfellow Road within the Greater Pine Island
Planning Community.
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SUMMARY OF RESIDENTIAL DENSITIES!

TABLE 1(a)

FUTURE LAND USE

STANDARD OR BASE DENSITY

BONUS DENSITY

CATEGORY RANGE
MINIMUM? MAXIMUM MAXIMUM TOTAL
(Dwelling Units | (Dwelling Units per DENSITY?
per Gross Acre) Gross Acre) (Dwelling Units per Gross
Acre)
Intensive Development™ 8 14 22
Central Urban 2 4 10 15
Urban Community™*>*° 1 6 10
Suburban * 1 6 No Bonus
Outlying Suburban 1 3 No Bonus
Sub-Outlying Suburban 1 2 No Bonus
Rural™ No Minimum 1 No Bonus
Outer Islands No Minimum 1 No Bonus
Rural Community Preserve® No Minimum 1 No Bonus
Open Lands’ No Minimum 1 du/5 acres No Bonus
Density Reduction/Groundwater
Resource No Minimum 1 du/10 acres No Bonus
Wetlands® No Minimum 1 du/20 acres No Bonus
New Community 1 6 No Bonus
University Community” 1 2.5 No Bonus
Destination Resort Mixed Use
Water Dependent™ 6 9.36 No Bonus
160 Dwelling Units;

Burnt Store Marina Village™ No Minimum 145 Hotel Units No Bonus
Coastal Rural™® No Minimum 1 du/2.7 acres No Bonus

CLARIFICTIONS AND EXCEPTIONS
'See the glossary in Chapter XII for the full definition of “density”.

Adherence to minimum densities is not mandatory but is recommended to promote compact development.

*These maximum densities may be permitted by transferring density from non-contiguous land through the

prOV|S|ons of the Bonus Density Proqram identified in chapter 2 of the Land Development Code Heuﬂng

“Within the Future Urban Areas of Pine Island Center, rezonings that will allow in excess of 3 dwelling
units per gross acre must “acquire> the density above 3 dwelling units per gross acre utilizing FBRs TDUs

that were created from Greater Pine Island-Geastal Rural-or-GreaterPinelsland-Urban-Categoeries (see
Policy 14.3.14), or transfer dwelling units in accordance with Policy 14.3.45.

*In all cases on Gasparilla Island, the maximum density must not exceed 3 du/acre.

®Within the Buckingham area, new residential lots must have a minimum of 43,560 square feet.
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"The maximum density of 1 unit per 5 acres can only be approved through the planned development
process (see Policy 1.4.4), except in the approximately 135 acres of land lying east of US41 and north of
Alico Road in the northwest corner of Section 5, Township 46, Range 25.

®Higher densities may be allowed under the following circumstances where wetlands are preserve on the
subject site:

(@) If the dwelling units are relocated off-site through the provision of Transfer of Development Rights Ordinance
(86-18, as amended or replaced); or

(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive Development, Central
Urban, Urban Community, Suburban, Sub-Outlying Suburban, from preserved freshwater wetlands at the same
underlying density as permitted for those uplands. Impacted wetlands will be calculated at the standard Wetlands
density of 1 dwelling units per 20 acres. Planned Developments or Development Orders approved prior to
October 20, 2010 are permitted the density approved prior to the adoption of CPA2008-18.

*Overall average density for the University Village sub-district must not exceed 2.5 du/acre. Clustered
densities within the area may reach 15 du/acre to accommodate university housing.

%In the Rural category located in Section 24, Township 43 South, Range 23 East and south of Gator
Slough, the maximum density is 1 du/2.25 acres.

Overall number of residential dwelling units is limited to 271 units in the Destination Resort Mixed Use
Water Dependent district.

“The residential dwelling units and hotel development portions of this redevelopment project must be
located outside of the designated Coastal High Hazard Area in accordance with Lee Plan, Map 5.

3See Policies 33.3.2, 33.3.3, and 33.3.4 for potential density adjustments resulting from concentration or
transfer of development rights.

14 The maximum total density may be increased to 30 du/acre utilizing Greater Pine Island TDUs.

1 The maximum total density may be increased to 20 du/acre utilizing Greater Pine Island TDUs.

18 The maximum total density may be increased to 15 du/acre utilizing Greater Pine Island TDUs.

1’ The maximum total density may be up to 8 du/acre when utilizing Greater Pine Island TDUs.

18 The standard maximum density is 1 du/2.7 acres unless the “Adjusted Maximum Density” of 1 du/acre is
achieved in accordance with requirements of Policy 1.4.7 and Chapter 33 of the Land Development Code.

*hhkhkAhkhkhkAhhkhkkhhkhkkhhhkhkhhkkhhhkhhhkhhhkkhhhkhhhkhhhkhkhhkhkkhhkhkkhhkhkkhhkhkkhhhkkhhhkkihhkkihkhhkkhhhkkhhhkkhihkkiihkkiiikk
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TABLE 2(a)

CONSTRAINED ROADS
STATE AND COUNTY ROADS

ROADWAY SEGMENT MAINTENANCE CONSTRAINED
RESPONSIBILITY CONDITIONS
. ROW, Scenic,
Captiva Road Blind RaSS/SOUth Seas County Aesthetic,
Plantation .
Environmental
Daniels Parkway Metro Parkway/1-75 County ROW
Estero Boulevard Center Street/Big Carlos County ROW, S_cenic,
Pass Aesthetic
. Big Carlos Pass/Bonita Scenic, Aesthetic,
Hickory Boulevard Be%ch Road County Environmental
McGregor Boulevard Colonial ROW, S_cenip, .
(SR 867) Boulevard/College State Aest_hetlc, Historic,
Parkway Environmental
. . . . ROW, Scenic,
Pine Island Road Shorewew Drive/Little County Aesthetic, Historic,
(Matlacha) Pine Island Envi
nvironmental
San Carlos Boulevard (SR 865) Center Street/Main ROW, S_cenlc,
(Mantanzas Bridge) Street State AeSt.he“C’
Environmental
South of Daniels
us41 Road/North Airport State ROW
Road
Scenic, Aesthetic,
Gulf Boulevard Boca Grande County Historic,
Environmental
Stringfellow Road 8th Avenue/Main Street County Environmental
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TABLE 2(b)

RECOMMENDED OPERATIONAL IMPROVEMENTS ON CONSTRAINED ROADS

ROADWAY SEGMENT (or AUXILIARY GEOMETRICS SIGNAL MISC.
INTERSECTION) LANES TIMING
PROGRE
SSION
Captiva Road Blind Pass/South (1) (1) (1)
Seas Plantation
Daniels Parkway Metro Parkway/I-75 | Provide frontage road | Potential removal of | Continue Access
connections direct left turns @ | monitoring/ | management
Brookshire/ updating of
International (2); Close | signal
median openings at system.
minor side street
approaches (2);
Potentially eliminate
EB left turn and NB/SB
left turns at Danport
Blvd. signal (2).
Estero Boulevard | Center Street/Big (1) (1) (1)
Carlos Pass
Hickory Big Carlos Left turn lane at new @ (D)
Boulevard Pass/Bonita Beach park entrance on
Road Lovers Key.
McGregor Colonial Provide a NB right- 1) (1)
Boulevard (SR Boulevard/Winkler | turn lane Davis Dr. to
867) Road Colonial Blvd. (2)
Pine Island Road | Shoreview Construct left turn (D) (D)
(Matlacha) Drive/Little lanes at intersections
Pine Island with local roads,
where feasible
San Carlos Center Street/Main QD (D) Consider Encourage
Boulevard (SR Street alternating | transit
865) signal for ridership
southbound
approach
lands and
signal/lane
controls to
create a
preferential
transit lane.
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us 41 S. of Daniels (D) D Continue Maintain
Parkway/North monitoring/ | access
Airport Road updating of | control.
signal Pursue
system installation
of bike
paths
through
MPO
process.
Gulf Boulevard Boca Grande (1) (1) (1)
Stringfellow Road | 8" Avenue/Main Improved route Greenway, add/widen Bicycle Turn lanes.
Street efficiency, shelters | sidewalks, improved lanes or On-street
pedestrian crossings in | shared parking
activity centers lanes

Footnotes:

improvements may still be possible and warranted i

n relation to development approval requests.

(2) Indicates that the recommended improvement should increase the-estimated-service-volume
multimodal system capacity of the facility.
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WALDROP ENGINEERING

CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTANTS
28100 BONITA GRANDE DR. #305
BONITA SPRINGS, FL 34135
P: 239-405-7777
F: 239-405-7899

Memorandum

To:  Michael Jacob, Mikki Rozdolski & Brandon Dunn
From: Alexis Crespo

cc: Jeffrey Hinds

Date: December 2, 2015

Subject: Greater Pine Island Community Plan Update Summary

In March 2015, the County engaged a consultant team to assist in the preparation of the Greater Pine
Island community plan update, which included the following members:

- Jeffrey Hinds of Smolker, Bartlett, Schlosser, Loeb & Hinds, P.A. (legal counsel)

- Alexis Crespo of Waldrop Engineering, P.A. (land use planning)

- Greg Stuart of Stuart and Associates Planning and Design Services (land use planning)
- Karl Passetti of Kittelson & Associates, Inc. (transportation planning)

- Daniel Trescott of Trescott Planning Services, LLC (hurricane evacuation & mitigation)

In preparation of the Update, the county and consultant team sought to maintain the bulk of the
adopted Lee Plan goal, objectives and policies, and Land Development Code regulations in order to
preserve the original vision developed by the Greater Pine Island community. The Update proposes
amendments to only those portions of the current plan that were identified as inconsistent with recent
changes to Florida Statutes, including modifications to concurrency regulations and property rights
protections under the Bert Harris Act, and to minimize future legal liability under the existing
policies and land use regulations.

A. AMENDMENT SUMMARY

The Greater Pine Island community plan update (“Update”) addresses the following four (4) general
areas:

e Transportation Concurrency

Hurricane evacuation times and roadway constraints, especially at the Matlacha Bridge, continue
to be of concern to the Greater Pine Island community. The consultant team identified issues
with the antiquated methodology associated with the “810/910 Rule” in the current Lee Plan and
LDC regulations, namely its reliance on the 1965 Highway Capacity Manual (HCM)
methodology. It is important to note that the HCM has been updated in 1985, 2000 and 2010, and
has undergone numerous improvements as the understanding of traffic operations, the design of
two-lane highways, and the design of motor vehicles have improved over the past 50 years.
Page 1 0f4



The Update proposes to replace the “810/910 Rule” with a new and enforceable standard tied
directly to the interrelated concern of hurricane evacuation timing. The intent of this change is to
apply an enforceable standard that relies on the current methodology for analyzing roadway
capacity on Pine Island Road. The Update also includes a mechanism for monitoring capacity
and evacuation times to ensure appropriate implementation of the regulations.

Hurricane Evacuation

The Update provides robust policy and land use regulations to address the expressed concerns
regarding hurricane evacuation out of the planning community. The Update incorporates a new
objective to address hurricane preparedness, evacuation and mitigation (Lee Plan Objective
14.8), and provides for the implementation and enforcement of a hurricane evacuation clearance
time not to exceed 18 hours.

The Update also provides for public information programming, limitation on future development
in the Coastal High Hazard Area, and appropriate mitigation requirements. Of note, proposed
language in Policy 109.1.4 discourages construction of a new bridge to Pine Island to
accommodate hurricane evacuation, due to potential impacts to the planning community’s
coastal rural character, as well as the costs and design constraints of a new bridge.

Transfer of Development Rights Program

A significant modification proposed in the Update is the creation of a Transfer of Development
Rights (TDR) program specific to the Greater Pine Island (GPI) planning community. The GPI
TDR program is intended to incentivize the transfer of development rights, or density, out of the
planning community into more urbanized areas of the county, thereby supporting the permanent
preservation of lands within Pine Island. Specifically, the proposed GPlI TDR program is
designed to achieve the following objectives:

e Expand the potential receiving areas for the use of GPI TDRs to include Suburban
designated lands, in addition to Urban Community, Central Urban and Intensive
Development future land use categories;

e Allow the generation of two (2) dwelling units for every one (1) GPI TDU transferred
outside of the planning community;

e Allow GPI TDU’s to be used for bonus densities that are higher than current Lee Plan
Table 1(a) bonus densities;

e Advance GPI TDU use by allowing by right and administrative approval processes for
eligible projects; and

e Advance GPI TDU’s use by allowing TDU’s to be exchanged for increased commercial
intensities and open space reductions in eligible projects.

The resulting framework will serve a two-fold objective of incentivizing the transfer of density
out of Greater Pine Island to maintain the coastal rural character and hurricane evacuation
clearance times, while directing new growth to urbanized areas of the county.

Community Character

The Update proposes policies and land use regulations aimed at upholding and enhancing the
coastal rural character inherent to Pine Island. The Update maintains the Coastal Rural future
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land use category, applicable to the majority of lands within the planning community, and sets
forth increased standards to guide new development in these areas. Specifically, the proposed
regulations require larger setbacks from roadways and property boundaries, enhanced right-of-
way buffers, reduced maximum lot coverage, and the Planned Development review and approval
process for rezonings containing 10 or more dwelling units.

The adopted concepts of Standard Maximum Density and Adjusted Maximum Density for
Coastal Rural lands are maintained in the Update. However, the densities associated with these
development options are proposed at 1 dwelling unit per 2.7 acres and 1 dwelling unit/1 acre,
respectively. The currently adopted densities are tied to the aforementioned “810/910 Rule” and
therefore require modification through this Update. The densities proposed will ensure the
Coastal Rural future land use category remains one of the lowest density areas in the county.

It is important to note that no changes are proposed to the majority of Greater Pine Island’s
adopted regulations regarding the design of commercial buildings, the continuation of a high-
quality bicycle path along Stringfellow Road, neighborhood connectivity, including stricter
limitations on fences and walls, identification of additional historic buildings and districts,
building height limitations and enhanced design guidelines for business signs.

Drafts of the Greater Pine Island Community Plan Update (Update) were submitted to the Lee County
Attorney’s Office and Department of Community Development at various times throughout the drafting
process. Planning staff provided copies of each draft and requested comments from various county
departments, including:

Zoning Division

Development Services Division

Lee County Department of Public Safety
Lee County Department of Transportation
County Attorney’s Office

Hearing Examiner’s Office

Written and verbal comments were received from the County Attorney’s Office, Zoning Division,
Department of Public Safety, Department of Transportation, and the Hearing Examiner’s Office. As a
result of these meetings and comments from the various county departments, the proposed updates to the
Lee Plan goals, objectives, and policies and Land Development Code regulations have been revised
numerous times to address staff input.

B. DATA & ANALYSIS

The consultant team prepared detailed analyses of transportation conditions and roadway capacity along
Pine Island Road, community-wide hurricane evacuation times, and build-out scenarios for the
development of this Update.

To determine the capacity of Pine Island Road from Stringfellow Road to Burnt Store Road, an analysis using
the 2010 Highway Capacity Software (HCS) was conducted. The analysis used common default values,
including a peak hour factor of 0.88, to determine a capacity value of 1,495 passenger cars/hour.

This data was then utilized to analyze current and projected hurricane evacuation clearance times, which is
defined by Lee County Emergency as “the time necessary for people evacuate from the point when the
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evacuation order is issued until the last evacuee can either leave the evacuation zone, or arrive at safe
shelter within the county.” The current unit count was obtained from Lee County Property Appraiser
parcel data for all single-family, multi-family, mobile home, hotel/motel units, and RV spaces in Greater
Pine Island, as well as dwelling units on the outer islands that evacuate via Pine Island Road.

Based on revised road capacity and unit count data, the Pine Island hurricane evacuation clearance time
IS estimated to be 6.2 hours at present. Furthermore, it is estimated that an additional 11,226 vehicles
could be accommodated during an evacuation before the proposed 18-hour evacuation clearance time
standard for the island is exceeded.

C. COMMUNITY INPUT & CONSENSUS BUILDING

Building consensus is critical to the successful development and implementation of community plans, as
every community has many individuals with differing ideas, needs, and concerns. By building consensus
between these different points of view, the community planning process helps ensure that community
members buy into the resulting vision, policy direction, and land development strategies.

The Update was developed through a coordinated community outreach effort that incorporated input
from stakeholders involved in the original Greater Pine Island community plan preparation and
subsequent updates; landowners (both large and small); local business owners; and residents. The intent
was to obtain input from a diverse group of participants to ensure the Update reflects the comprehensive
and broad vision and interests of the community as a whole.

Specifically, the Planning Division and County Attorney’s Office developed a stakeholder committee
consisting of the following participants:

Noel Andress
Phil Buchanan
Mike Downing
Michael Dreikorn
Bob Elder

Dan Honc

Kathy Malone

The stakeholder committee reviewed the first preliminary draft Update in a meeting at Lee County on
June 9, 2015. Comments were received from the committee members at the meeting and in subsequent
email correspondence. These comments were incorporated into a revised preliminary draft presented on
July 13, 2015. Additional comments were received and incorporated into the “final preliminary draft”
finalized and distributed to the committee for final review via email on September 18, 2015.

On October 14, 2015, the county and consultant team conducted a community presentation at Fishers of
Men Lutheran Church on Pine Island. The meeting was well-attended with over 250 members of the
public in attendance. During the meeting comments and questions were taken from attendees, which
focused on questions regarding traffic and hurricane evacuation. Comments were also received
regarding the ability to develop both large lots in conventional subdivisions where open space is
contained in the privately owned lots, and clustered subdivisions where open space is located outside of
private lots. There was general consensus that the Update maintained the adopted community vision for
protecting Greater Pine Island’s coastal rural character, and created strong incentives for the transfer of
density out of the planning community via the proposed TDR program.
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Trescott Planning Solutions, LLC

Urban and Regional Planning

421 Norwood Court e Fort Myers, Florida 33919
Cell 239-850-7163 e Office 239-433-4067
Fax (239) 433-0105
Email: trescott@embargmail.com

Jeffrey Hinds, Attorney

Smolker, Bartlett, Loeb, Hinds & Sheppard
100 North Tampa Street, Suite 2050
Tampa, FL 33602

RE: Pine Island Hurricane Evacuation Clearance Time Calculation
Dear Mr. Hinds:

Based on revised road capacity and unit count data, the Pine Island hurricane evacuation
clearance time is estimated to be 6.2 hours. Furthermore, it is estimated that an additional 11,226
more vehicles could be accommodated during an evacuation before the 18 hour evacuation
clearance time standard for the island is exceeded. Total maximum units on the island would be
dependent on unit type, which varies the occupancy rate and thus the total vehicles used during
an evacuation.

The following provides an analysis of my calculations and assumptions for determining an

estimated hurricane evacuation clearance time to evacuate all of Pine Island as would be required
by county emergency management policy for a Level A hurricane evacuation zone.

Pine Island Hurricane Evacuation Clearance Time Calculation Table

Unit Total Occupancy Occupied Vehicle Total Road Clearance 18 Hrs. Vehicle Excess Vehicle
Type Units Rate % Units  Use Rate Vehicles Capacity  Time Capacity Capacity
SF 3,569 95 3,391 3,730

MF 738 71 524 576

MH 1,583 75 1,187 1,306

RV 374 41 153 168

H/M 122 70 85 94

TOTAL 6,386 5,340 1.1 5,874 950/hr 6.2 hours 17,100 11,226

As defined by Lee County Emergency Management in their “Evacuation Clearance Times for
Lee County Explained,” “Evacuation Clearance Time is the time necessary for people evacuate
from the point when the evacuation order is issued until the last evacuee can either leave the
evacuation zone, or arrive at safe shelter within the county.” The current unit count was provided
by Greg Stuart using Lee County Property Appraiser parcel data for SF, MF, MH and H/M. Mr.


mailto:trescott@embarqmail.com

Stuart obtained information regarding the total spaces at the one RV Park. The outer islands were
included in the unit count. The occupancy rate is for October and was derived from surveys
taken for previous Southwest Florida Regional Hurricane Evacuation Study Updates completed
by the Southwest Florida Regional Planning Council. Vehicle use rate by occupied units in a
hurricane evacuation is from the Behavioral Study within the 2010 Statewide Regional
Evacuation Study. The critical link road capacity (through Matlacha) for Pine Island was
provided by Karl Passetti. It is assumed once an evacuation is ordered for Pine Island manual
traffic control will be provided at the 4-way stop at Pine Island Center for this critical
intersection on the island.

If you have any questions let me know.

Sincerely,

Daniel L. Trescott, MSP
President



KITTELSON & ASSOCIATES, INC.

TRANSPORTATION ENGINEERING /PLANNING
225 E Robinson Street, Suite 450, Orlando, FL 32801 407.540.0555 |~ 407.540.0550

DRAFT TECHNICAL MEMORANDUM

Pine Island Roadway Capacity Evaluation

Date: November 20, 2015 Project #: 18951
To: Jeffrey L. Hinds - Smolker Bartlett Loeb Hinds & Sheppard, PA

From: Karl Passetti, P.E.

cc: Jay J. Bartlett - Smolker Bartlett Loeb Hinds & Sheppard, PA

The purpose of this memorandum is to provide findings related to the following three issues:

1. An evaluation of the roadway capacity of Pine Island Road from Stringfellow Road to Burnt
Store Road;

2. A discussion of values used to evaluate transportation concurrency on Pine Island Road from
Stringfellow Road to Burnt Store Road in the Lee County Concurrency Report (2013); and

3. Impact of the ‘810/910 rule’ on capacity and concurrency values.

ROADWAY CAPACITY EVALUATION OF PINE ISLAND ROAD

The Highway Capacity Manual (HCM) has undergone numerous improvements as the understanding
of traffic operations, the design of two-lane highways, and the design of motor vehicles have
improved over the years. The term capacity, though often loosely used by transportation
professionals and the general public, is defined in the 2010 HCM as the maximum sustainable hourly
flow rate at which persons or vehicles reasonably can be expected to traverse a point or a uniform
section of a lane or roadway during a given time period under prevailing roadway, environmental,
traffic, and control conditions (TRB, 2010). Capacity exists at the boundary between LOS E and F.

The 2010 HCM clearly states that the capacity of a two-lane highway under base conditions in one
direction is 1,700 passenger cars per hour (pc/h). To determine the capacity under the prevailing
conditions of a specific facility, adjustment factors are applied to the value of 1,700 pc/h. The
adjustment factors to be considered include the peak hour factor, the heavy vehicle percentage, the
directional split of vehicles, the percent of no-passing zone, lane widths, and traffic volumes and
others.

To determine the capacity of Pine Island Road from Stringfellow Road to Burnt Store Road, an analysis
using the 2010 Highway Capacity Software (HCS) was conducted. The analysis used common default
values, including a peak hour factor of 0.88, to determine a capacity value of 1,495 pc/h. Figure 1
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shows a comparison of the calculated capacity value to other sources commonly referenced. It is
noted that the 1965 HCM did not include procedures to calculate peak-direction capacity.

Peak-Hour Directional Capacity (LOS E)

1800 1640
1600 1495
1400
1400
1200 1120
1000
800
600
400 B Peak-Hour Directional
200 Capacity (LOS E)
0

Figure 1: Comparison of Peak-Hour Directional Capacity Values for Pine Island Road

TRANSPORTATION CONCURRENCY EVALUATION OF PINE ISLAND ROAD

Pine Island Road from Stringfellow Road to Burnt Store Road is listed as having a level of service (LOS)
threshold of ‘E’ and a capacity threshold of 950 pc/h in the peak direction on page 64 of the 2014 Lee
County concurrency Report. The capacity threshold is based on a conceptual planning analysis
completed in 2013 utilizing FDOT’s HIGHPLAN software (see attached for HIGHPLAN analysis). Key
elements of the HIGHPLAN analysis include:

e The base capacity of 1,700 pc/h was utilized;

e The peak hour factor (PHF) was set at 1.0;

e The local adjustment factor was set at 0.70; and

e The characteristics of the length of Pine Island Road from Stringfellow Road to Burnt Store
Road were combined.

The use of 0.70 for the local adjustment factor has a significant impact on the capacity calculation.
The local adjustment factor is described in the FDOT Quality/LOS Handbook as: The local adjustment
factor may be thought of as a driver population factor that accounts for driver characteristics and

Kittelson & Associates, Inc. Orlando, Florida
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their effects on traffic. The factor takes into consideration driver aggression, hurriedness, and
familiarity with the facility. It is used in FREEPLAN and HIGHPLAN to reflect lower capacities by
different area types. It is noted that little guidance is offered on how to calculate or select a local
adjustment factor and often the decision is left to the judgment of the individual completing the
analysis.

It is recommended that for the segment of Pine Island Road from Stringfellow Road to the western
edge of Matlacha and for the segment from the eastern edge of Matlacha to Burnt Store Road the
capacity value be increased from 950 pc/h peak direction to 1,495 pc/h peak direction. The capacity
of those segments of Pine Island Road should not be reduced due to concerns about operations and
geometric conditions through Matlacha. For the segment through Matlacha, additional analysis of
travel time data and traffic operations should be completed to determine whether the capacity value
of 1,495 pc/h peak direction should be reduced to account for prevailing conditions.

IMPACT OF THE ‘810/910 RULE’ ON CAPACITY AND CONCURRENCY VALUES

Policy 14.2.2 presents the thresholds of 810 peak hour, annual average two-way trips and 910 peak
hour, annual average two-way trips. The thresholds were based on 80% and 90% of the level-of-
service (LOS) ‘D’ two-way capacity calculated using the 1965 HCM, as documented in the 2001
Greater Pine Island Community Plan. It is noted that the use of the term ‘capacity’ in describing the
thresholds is inconsistent with HCM definitions and meanings previously presented.

The thresholds listed in Policy 14.2.2 represent policy decisions based on analysis techniques from the
1965 HCM (it is noted that the HCM has been updated in 1985, 2000, and 2010). The threshold values
represent a self-imposed limitation on the use of Pine Island Road — not a determination of how many
vehicles can be accommodated on Pine Island Road. The capacity values presented in the 2014 Lee
County Concurrency Report (950 pc/h one-way peak direction) and recommended in this memo
(1,495 pc/h one-way peak direction) are much higher than the 910 peak hour, annual average two-
way trip threshold used in Policy 14.2.2. Policy 14.2.2 does not impact the calculation of the capacity
of Pine Island Road.

REFERENCES
1. 1965 Highway Capacity Manual, Transportation Research Board, Washington, DC
2. 1985 Highway Capacity Manual, transportation Research Board, Washington, DC
3. 2000 Highway Capacity Manual, transportation Research Board, Washington, DC
4. 2010 Highway Capacity Manual, transportation Research Board, Washington, DC
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KITTELSON & ASSOCIATES, INC.

TRANSPORTATION ENGINEERING /PLANNING
225 E Robinson Street, Suite 450, Orlando, FL 32801 407.540.0555  407.540.0550

DRAFT TECHNICAL MEMORANDUM

Pine Island Road Capacity Evaluation

Speed and Volume Data Fusion

Date: November 20, 2015 Project #: 18951
To: Jay Barlett & Jeffrey Hinds, Smolker Barlett, PA
From: Karl Passetti, PE; Richard Dowling, Ph.D.; Jorge Andres Barrios, PE

CC:

This draft memorandum presents the results of Kittelson & Associates, Inc.’s matching of 15-minute
vehicular volume (“flow”) data with probe speed data on Pine Island Road (SR 78) in Pine Island, FL.

INTRODUCTION

There is a connection between traffic density and =

vehicle speed: The more vehicles are on a road, the n L e e
slower their speed will be. This fundamental Ef—: /l
relationship between vehicular volume and speed is }rﬁ oyt [
characterized by fast speeds up to a critical volume, at 1: !/"" | —tven i i

which flow goes from stable to unstable and vehicle B 5 000 1500 20 2500
Flonw preh b banm
speeds drop quickly. The critical volume is often taken Figure 1: Sample Speed-Flow Diagram. Source: Van

to be a roadway’s capacity. Aerde and Newell (1990)

As seen in Figure 1, a speed-flow plot consists of two branches: a mostly horizontal free-flow branch
and a congested branch. The free-flow branch represents the facility during times of unconstrained
flow (i.e., no congestion). The congested branch reflects constrained conditions when demand is
higher than capacity. The following sections describe the development of a speed-flow curve for Pine
Island Road just west of Matlacha, based on 2014 data.

DATA DESCRIPTION

Flow data were obtained from the Lee County count database website! for the FDOT permanent
count site #126003 just west of Matlacha, FL (see Figure 2). The data are available at a 15-minute
resolution and for the eastbound and westbound directions. Since the speed data described below
are only available for 2014, only 2014 volumes were obtained.

! http://www.leegov.com/dot/traffic/trafficcountreports

Kittelson & Associates, Inc. Orlando, Florida
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Figure 2: FDOT Counter Location Setting
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Speed data were purchased from Midwestern Software Solutions (MS2Soft) for Pine Island Road. The
speed data are reported at a 5-minute temporal resolution across 92 directional subsegments on Pine
Island Road. One of the segments in the speed data set contains the FDOT permanent count station
just west of Matlacha. The data covers all days between January 1, 2014 and December 31, 2014. The
source of the data is Nokia’s HERE Traffic Analytics, which gathers data from the world's largest
compilation of both commercial and consumer probe data.

DATA FUSION

Volume data were compiled by direction for each 15-minute interval in 2015. Hourly vehicle flow
rates (in vehicles per hour per lane) were calculated for each time interval.

Speed data were filtered for Traffic Message Channel (TMC) 134884806. TMC codes are an open,
global standard way of referencing road segments. The aforementioned TMC contains directional
speed information at the location of the FDOT permanent count station.

Data quality in the HERE database varies depending on sample size, types of data sources, and
roadway conditions. For this analysis, only data categorized as “confident” or “highly confident” were
used.

Orlando, Florida
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The speed data were then paired with the contemporary hourly flow rate from the volume data set.
Only data points with matching speed and volume data were considered to be valid for speed-flow
analyses. Table 1 compares the volume dataset with matching speeds versus the entire volume
dataset—that is, regardless of whether a contemporary speed is available. The subset with valid
speed data represents the data sufficiently well for directional analysis, but not for bidirectional
analysis. This is because there are few data points having both eastbound and westbound speeds.

Table 1: Summary of 2014 Hourly Flow Rates

Metric

Hourly Flow Rates (veh/hr/lane)

EB

WB

Using data points with valid speed data

Two-Way

Hourly Flow Rates (veh/hr/lane)

wWB

Using all data points

Two-Way

Count of data points 672 666 11 35,040 35,040 35,040
50th Percentile 326 276 576 212 224 448
85th Percentile 476 416 852 444 428 864

Maximum 724 656 884 756 800 1,524

Data points are 15-minute intervals. Data Source: Lee County Count Database (2014)

Figure 3 further describes the entire volume dataset—which includes all data points regardless of
whether a valid speed is available to match it. The figure is a histogram that tallies the frequency of
vehicle hourly flow rates (aggregated to 20 veh/hr/lane buckets) across all of 2014. All days of the
week and times of the day are summarized in the Figure. Both eastbound and westbound directions
show a two-peak pattern, with low flows (below 20 veh/hr/lane) and flows between 300 and 360
veh/hr/lane being the most common in the dataset. Using bidirectional volumes, the most common
condition other than low-flow times is around 600-700 veh/hr.

Orlando, Florida
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Figure 3: Histogram of 2014 Hourly Flow Rates
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A comparison of histograms from the full volume dataset and the volume dataset with matching
speeds confirms the aforementioned statement: directional speed-flow analyses can be considered
representative of year-round traffic conditions. There are not enough data points with valid
eastbound and westbound speeds to do a bidirectional analysis.

Figure 4 presents the relationship between speed and flow data just west of Matlacha.
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Figure 4: Speed-Flow Relationship on Pine Island Road west of Matlacha
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Data Source: Speeds from HERE Traffic Analytics’ 2014 data considered confident or highly confident. Flow measurements from the Lee County traffic counts database for Location ID
3, just west of Matlacha, FL.
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ANALYSIS

Figure 4 shows a partial fundamental diagram with a defined free-flow branch with speeds in the
range of 25 mph to 35 mph, consistent with posted speed limits west of Matlacha. There is little to no
reduction in the free-flow branch for the range of flow rates measured. In other words, the data show
that—for the most part—speeds on Pine Island Road just west of Matlacha were near the speed limit
in 2014.

The fundamental diagram in Figure 4 does not show the transition from the free-flow branch to the
congested branch (i.e., the capacity threshold). There are at least two possible explanations:

1. Flow rates were not high enough at any point over 2014 to cause a breakdown in traffic flow.
As mentioned in the HCM 2010 chapter on two-lane highways and documented in earlier
memoranda, few two-lane highways operate at flow rates approaching capacity. They are
usually widened before congestion becomes an issue.

2. There is a downstream bottleneck that limits the maximum flow rate on this segment. When
this happens, a fundamental diagram appears to be “lopped off”, as vehicles transition from
free-flow speed directly to a queued state due to the downstream bottleneck.

The first possible explanation was explored further with the information contained in Table 1 and
Figure 3. As can be seen in these exhibits, the directional flow rate never exceeded 800 veh/hr/lane in
2014. The gentle right tail of the histogram (Figure 3) suggests that this upper limit in flow rates
simply corresponds to an upper limit in demand. In other words, the shape of the histogram does not
support the second hypothesis that flow is constrained by a downstream bottleneck.

However, the speed analysis presented earlier? suggests that speeds through Matlacha are below
free-flow particularly in the midday and afternoon peak periods. These slow speeds on Matlacha are
likely due to bridge raises, driveway accesses, parking maneuvers, and/or pedestrian activity. These
sources of friction reduce the capacity of Pine Island Road through Matlacha, but seemingly not to an
extent that would constrain the observed eastbound flows at the FDOT permanent count station west
of Matlacha.

2 Speed Data Analysis, Kittelson & Associates (submitted on June 18, 2015)
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CONCLUSION AND FUTURE WORK

The 2014 speed and volume data just west of Matlacha do not show a clean transition from free-flow
speeds to congested speeds. Therefore, a reliable capacity estimate cannot be inferred from these
data. Two possible explanations were presented: lack of high flow rates and/or a downstream
bottleneck. An in-depth review of the volume data suggests that the first explanation better describes
2014 traffic conditions west of Matlacha.

Since capacity cannot be estimated from the data due to few or no data points with high enough flow
rates, the Kittelson & Associates team will make an assessment based on the guidance in the HCM
and FDOT documents. This assessment will be supported with historical volume data from the FDOT
permanent count station on Pine Island Road and with data from similar roadways in the state.

Orlando, Florida
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TRANSPORTATION ENGINEERING /PLANNING
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DRAFT TECHNICAL MEMORANDUM

Pine Island Road Capacity Evaluation

Speed Data Analysis

Date: November 20, 2015 Project #: 18951
To: Jay Barlett & Jeffrey Hinds, Smolker Barlett, PA
From: Karl Passetti, PE; Richard Dowling, Ph.D.; Jorge Andres Barrios, PE

CC:

This draft memorandum presents the results of Kittelson & Associates, Inc.’s analysis of probe speed
data on Pine Island Road.

DATA DESCRIPTION

Speed data were purchased from Midwestern Software Solutions (MS2Soft) for Pine Island Road (SR
78) in Pine Island, FL. The study route stretches from Stringfellow Road to Burnt Store Road in Cape
Coral, FL (6.43 miles). The speed data are reported at a 5-minute temporal resolution across 92
directional subsegments on Pine Island Road. The data covers all days between January 1, 2014 and
December 31, 2014. The source of the data is Nokia’s HERE Traffic Analytics, which gathers data from
the world's largest compilation of both commercial and consumer probe data.

FREE-FLOW SPEEDS

A key input to the HCM 2010 capacity estimation is the free-flow speed of the roadway facility. As
discussed in earlier communication, the posted speed limit on the study segment of Pine Island Road
varies from 55 mph between Pine Island and Matlacha, to 35 mph through Matlacha, and to 45 mph
from Matlacha to Cape Coral.

The speed data were analyzed to obtain estimates of the free-flow speed across the corridor. To do
this, recorded speed measurements from 2 AM to 5 AM—representing times of light traffic demand
and rare bridge openings—were averaged. Figure 1 presents the free-flow speed estimates. In
summary, the free-flow speed varies from 50-55 mph west of Matlacha, 30-35 mph through
Matlacha, and 30-45 mph east of Matlacha.

Kittelson & Associates, Inc. Orlando, Florida
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Figure 1: Free-Flow Speeds on Pine Island Road
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TYPICAL MIDWEEK SPEEDS

In traffic engineering, conditions during Tuesday, Wednesday, and Thursday (“midweek days”) are
considered typical of commute traffic. To present these conditions, the speed data were filtered for
midweek days only and aggregated at the hourly level. The speed data were normalized with respect
to free-flow speeds and averaged across four commonly-used time periods to obtain Figure 2.

Figure 2: Percent Free Flow Speed along Study Corridor - Midweek Days

120%

Westbound - Midweek
_— Free Flow Speed A

W—\J

Percentage of Free Flow Speed
a @
3 8
= =

=
=}
=

20%

AM (6-9 AM) MD (10 AM -2 PM) —PM (4-7 PM) s=mDAYTIME (6 AM-7 PM)
0%
0.0 10 20 3.0 4.0 5.0 6.0 7.0
Distance along Study Route (mi)

Pine Island Little Pine Island Matlacha Mainland (Cape Coral)

120%

Eastbound - Midweek

Free Flow Speed \
100%

o BO%
b}
&
g
I
3
o 60%
k<l
@
g
8
T
& a0%

20%

AM (6-9 AM) MD (10 AM -2 PM) —PM (4-7 PM) ==mmDAYTIME (6 AM-7 PM)
0%
0.0 10 2.0 30 4.0 5.0 6.0 7.0

Distance along Study Route (mi)

Data Source: HERE 2014 data on midweek days | Study Limits: From Stringfellow Road in Pine Island, FL to Burnt Store Road in
Cape Coral, FL (6.43 mi). Subsegments near signalized intersections at the start and end of the segment are not shown.
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TYPICAL WEEKEND SPEEDS

Average speeds on Friday, Saturday, and Sunday were also computed to assess the effect of
recreational travel on Pine Island Road. Figure 3 illustrate average weekend speeds through the
corridor.

Figure 3: Percent Free Flow Speed along Study Corridor - Weekend Days
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Data Source: HERE 2014 data on weekend days | Study Limits: From Stringfellow Road in Pine Island, FL to Burnt Store Road in
Cape Coral, FL (6.43 mi). Subsegments near signalized intersections at the start and end of the segment are not shown in the
figure.
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DATES AND TIMES BELOW 70 PERCENT OF FREE-FLOW SPEED

An analysis of the 2014 historical data identified the top ten dates and times during which operating
speeds were below 70 percent of free-flow speed (see Figure 1). The 70 percent threshold was
chosen as generally representative of 30 mph travel on a 45 mph facility. The results are presented
ranked by the number of miles experiencing speeds below 70 percent of free-flow speeds.

Figure 4: Top 10 Times with Number of Miles under 70% FFS

Dates Times Number of Miles under 70% FFS

Friday, February 7" 10:15 AM 4.97
Friday, August 8™ 3:00 PM 3.85
Thursday, January 23" 11:00 AM — 12:00 PM 3.72
Thursday, February 20" 10:35 AM 3.63
Friday, February 7" 1:50 PM 3.52
Saturday, January 26" 1:30 PM 3.52
Wednesday, July 2™ 7:55 AM 3.46
Friday, February 7" 8:55 AM 3.40
Thursday, February 6" 10:15 PM 3.45
Thursday, January 23" 12:00 PM 3.34

Data Source: HERE 2014 data from all days. | Note: Number of miles is bidirectional (i.e., maximum of 6.43 x 2 = 12.86 mi).

CONCLUSION AND FUTURE WORK

The analysis of 2014 speed data confirms that free-flow speeds on Pine Island Road—as shown in
Figure 1—are generally at or slightly below the posted speed limits on the corridor. With respect to
typical conditions, speeds are typically near free-flow levels west of Matlacha and below free-flow
through Matlacha and on the segment between Matlacha and Cape Coral. Lower speeds were found
to be more common during the midday and afternoon peak periods on both midweek days and
weekends.

The Kittelson & Associates, Inc. team is currently compiling both historical and field-collected traffic
volume data on Pine Island Road. The combination of the speed data summarized here and volume
data will allow for the development of a speed-flow relationship that can inform capacity estimation.
The top ten dates with speeds below 70 percent of free-flow speed will be evaluated first, as they are
the most likely to exhibit capacity or near-capacity conditions.

Orlando, Florida
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Trescott Planning Solutions, LLC

Urban and Regional Planning

421 Norwood Court e Fort Myers, Florida 33919
Cell 239-850-7163 e Office 239-433-4067
Fax (239) 433-0105
Email: trescott@embargmail.com

March 26, 2016

Jeffrey Hinds, Attorney

Smolker, Bartlett, Loeb, Hinds & Sheppard
100 North Tampa Street, Suite 2050
Tampa, FL 33602

RE: Pine Island Hurricane Evacuation Clearance Time Analysis with Buildout
Dear Mr. Hinds:

Based on a meeting yesterday February 25 with Lee County Planning and Attorney Office staff to address Florida
Department of Transportation and Department of Economic Opportunity comments on the Pine Island
Comprehensive Plan Amendment transmittal, it was suggested that a hurricane evacuation clearance time be
determined for the estimated buildout on Pine Island. The proposed amendment has replaced the current Level of
Service (LOS) for peak season daily traffic (810/910) with a hurricane evacuation clearance time consistent with
Florida Statutes. The table below show the estimated buildout hurricane evacuation clearance time to be 11.18
hours. This time is likely to be less if the Transfer Development Units Program transfers units off the island and the
unit types vary with less percentage of single family units being constructed at buildout. Furthermore, with phased
evacuation of mobile home, recreational vehicle and hotel motel units being advised by county emergency
management to leave early, prior to an evacuation order, the total clearance time will be further reduced.

The following provides an analysis of my calculations and assumptions for determining an estimated current and

buildout hurricane evacuation clearance time to evacuate all Pine Island residents and visitors as would be required
by county emergency management policy for a Level A hurricane evacuation zone.

Pine Island Hurricane Evacuation Clearance Time Calculation Table

2015 Buildout 2015 Buildout 2015 Buildout Hourly 2015 Buildout
Unit Total Total Occupancy Occupied Occupied Vehicle Total Total Road Clearance Clearance
Type Units Units Rate % Units Units Use Rate Vehicles Vehicles Capacity Time Time
SF 3,569 6,484 0.95 3,391 6,160 3,730 6,776
MF 738 1,332 0.71 524 946 576 1,040
MH 1,583 2,823 0.75 1,187 2,117 1,306 2,329
RV 374 675 0.41 153 277 169 304
H/M 122 220 0.70 85 154 94 169
TOTAL 6,386 11,534 5,341 9,654 1.1 5,875 10,619 950 6.18 11.18

As defined by Lee County Emergency Management in their “Evacuation Clearance Times for Lee County
Explained” “Evacuation Clearance Time is the time necessary for people to evacuate from the point when the
evacuation order is issued until the last evacuee can either leave the evacuation zone, or arrive at safe shelter within


mailto:trescott@embarqmail.com

the county.” The current unit count was provided Greg Stuart using Lee County Property Appraiser parcel data for
SF, MF, MH and H/M. Mr. Stuart called the one RV Park for total spaces. The buildout estimate was also provided
by Mr. Stuart using the proposed Coastal Rural land use. The outer islands were included in the unit count. The total
buildout units were derived by applying the same percentage of total by unit type for 2015 to the projected new total
units at buildout. The occupancy rate for October is derived from surveys taken for previous Southwest Florida
Regional Hurricane Evacuation Study Updates completed by the Southwest Florida Regional Planning Council.
Vehicle use rate by occupied units in a hurricane evacuation is from the Behavioral Study within the 2010 Statewide
Regional Evacuation Study. The critical link road capacity (through Matlacha) for Pine Island was provided by Karl
Passetti. It is assumed once an evacuation is ordered for Pine Island manual traffic control will be provided at the 4-
way stop at Pine Island Center for this critical intersection on the island.

If you have any questions let me know.
Sincerely,

Daniel L. Trescott, MSP
President
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&\ Lee County
B Southwest T/nria@zy

BOARD OF COUNTY COMMISSIONERS

John Manning
District One

Cecil L Pendergrass
District Two

Larry Kiker
District Three

Brian Hamman
District Four

Frank Mann
District Five

Roger Desjariais
County Manager

Richard Wm. Wesch
County Atforney

Donna Marie Collins
Hearing Examiner

January 21, 2016 ﬁﬁgiwﬁé iR

p et & ;
Ray Eubanks, Plan Processing Administrator B 9, 5 ?ﬁ‘%
State Land Planning Agency N . \,@\oé""""%‘
Caldwell Building ' 0mmun\w\‘3 opo®
107 Bast Madison - MSC 160 o & g™
Tallahassee, FL. 32399-0800 A L

Re:  Amendment to the Lee Plan
Transmittal Submission Package
January 20, 2016 Transmittal Hearing

Dear Mr. Eubanks:

In accordance with the provisions of F.S. Chapter 163, please find attached the proposed
Comprehensive Plan Amendment, known locally as CPA2015-00013 (Pine Island
Community Plan Update). The proposed amendment is being submitted through the
expedited state’ review process as described in Chapter 163.3184. The amendment is as
follows:

CPA2015-00013, Pine Island Community Plan Update: Amend the ILee Plan to
incorporate updates to the Pine Island Community Plan. The amendments include
changes to the Future Land Use Element, the Transportation Element, the Capital
Improvement Element, the Conservation and Coastal Management Element, the
Glossary and Tables 1(a), 2(a), and 2(b) of the Lee Plan. The proposed amendments
are included as Attachment 1 to the staff report in strikethrough and underline format.

The Local Planning Agency held a public hearing for this plan amendment on December
14, 2015. The Board of County Commissioners transmittal hearing was held on January
20, 2016. At the transmittal hearing, the Board of County Commissioners voted to transmit
the attached Lee Plan amendment. The proposed amendment is not applicable to an area of
critical state concern. The Board of County Commissioners has stated its intent to hold an
adoption hearing following the receipt of the review agencies’ comments.

The name, title, address, telephone number, facsimile number, and email address of the
person for the local government who is most familiar with the proposed amendment is as
follows:

Mr. Brandon Dunn, Principal Planner
Lee County Planning Division

P.O. Box 398

Fort Myers, Florida 33902-0398
(239) 533-8809

Fax (239) 485-8319

Email: bdunn@leegov.com

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111

Internet address http://iwww.leegov.com
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER




Included with this package are one paper copy and two CD ROM copies, in PDF format, of
the proposed amendment and supporting data and analysis. By copy of this letter and its
attachments, I certify that this amendment and supporting data and analysis have been sent
on this date to the agencies listed below.

Sincerely,

MikkiRogdolski, Planning Manager
Department of Community Development
Planning Section

All documents and reports attendant to this transmittal are also being sent, by copy of this
cover in a CD ROM format, to:

Comprehensive Plan Review
Department of Agriculture and Consumer Services

Tracy D. Suber
Department of Education

Plan Review
Department of Environmental Protection

Deena Woodward
Florida Department of State

Scott Sanders
Florida Fish and Wildlife Conservation Commission

Sarah Catala
FDOT District One

Margaret Wuerstle
Southwest Florida Regjonal Planning Council

Terry Manning, A 1.C.P., Senior Planner, Intergovernmental Coordination Section
South Florida Water Management District




Cissy Proctor
EXECUTIVE DIRECTOR

Rick Scott
GOVERNOR

FLORIDA DEPARTMENT o
ECONOMIC OPPORTUNITY

erie - RECHIVE])

JAN 29 2016
Ms. Mikki Rozdolski, Planning Manager

Department of Community Development COMM
Planning Section UNITY DEVELOP MENT
Post Office Box 398

Fort Myers, Florida 33902-0398

Dear Ms. Rozdolski:

Thank you for submitting Lee County’s proposed comprehensive plan
amendments submitted fot our review pursuant to the Expedited State Review process. The
reference number for this amendment package is Lee County 16-1ESR.

The proposed submission package will be teviewed putsuant to Section 163.3184(3),
Florida Statutes. Once the review is underway, you may be asked to provide additional
supporting documentation by the review team to ensure a thorough review. You will receive the
State Land Planning Agency’s Comment Letter no later than February 24, 2016.

If you have any questions please contact Anita Franklin, Senior Plan Processor at (850) 717-
8486 or Brenda Winningham, Regional Planning Administrator, whom will be overseeing the review
of the amendments, at (850) 717-8516.

Sincerely,

D. Ray Eubanks, Administrator
Plan Review and Processing

DRE/af

Florida Department of Economic Opportunity | Caldwell Building | 107 E. Madison Street | Tallahassee, FL 32399
866.FLA.2245 | 850.245.7105 | 850.921.3223 Fax
www.floridajobs.org | wwwiwitter.com/FLRED | www facebook.com/FLDEQ

An equal opportunity employer/program. Auxiliary alds and services are avallable upon request to individuals with disabilities. All voice
telephone numbers on this document may be reached by persons using TTY/TDD equipment via the Florida Relay Service at 711,



Cissy Proctor
EXECUTIVE DIRECTOR

Rick Scott

GOVERNOR

FLORIDA DEPARTMENT o«
ECONOMIC OPPORTUNITY

M EMORANDUM

TO: Suzanne Ray, DEP
Deena Woodward, DOS
Tracy Suber, DOE
Yleana/Catala FDOT1
Matgaret Wuerstle, Southwest Florida RPC
Terry Manning, South Florida WMD
Wendy Evans, AG
Scott Sanders, FWC

DATE: January 26, 2016

SUBJECT: EXPEDITED STATE REVIEW PROCESS -

COMMENTS FOR PROPOSED COMPREHENSIVE PLAN AMENDMENT
LOCAL GOVERNMENT/ STATE LAND PLANNING AGENCY AMENDMENT #:

Lee County 16-1ESR

STATE LLAND PLANNING AGENCY CONTACT PERSON/PHONE NUMBER:

Brenda Winningham/850-717-8516

The referenced proposed comprehensive plan atnendment is being reviewed pursuant the Expedited State
Review Process according to the provisions of Section 163.3184(3), Flotida Statutes. Please review the proposed
documents for consistency with applicable provisions of Chapter 163, Flotida Statutes.

Please note that your comments must be sent directly to and teceived by the above referenced local government within
30 days of receipt of the proposed amendment package. A copy of any comments shall be sent directly to the local
government and ALSO to the State Land Planning Agency to the attention of Ray Eubanks, Administrator, Plan Review
and Processing at the Depattment E-mail addtess: DCPexternalagencycomments@deo.myflotda.com

Please use the above referenced State Land Planning Agency AMENDMENT NUMBER on all correspondence related
to this amendment.

Note: Review Agencies - The local government has indicated that they have mailed the proposed amendment directhy fo
your agency. See attached transmittal letter. Be sure to contact the local government if you have not received the amendment. Also,
letter to the local government from State Land Planning Agency acknowledging receipt of amendment is attached.

Florida Department of Economic Opportunity | Caldwell Building | 207 E. Madison Street | Tellahassee, FL 32399
866.FLA.2345 | 850.245.7105 | 850.921.3223 Fax
www.iloridaiobs.omg | wwwbwitiercom/FLBEQ | www facebook com/FLDED

An equal opporiunity employer/program. Auxillary alds and services are avallable upon request to individuals with disahilitfes. All voice
telephone numbers on this docurnent ray be reached by persons using TTY/TDD eguipment via the Florida Refay Service at 713,




Miller, Janet

From: Dunn, Brandon

Sent: Monday, February 15, 2016 3:46 PM
To: Miller, Janet

Cc: Rozdolski, Mikki

Subject: FW: Lee County 16-1ESR Proposed

Please see correspondence from DEP below for the Pine Island Community Plan Update.

?’tm . pm, Principal Planner
Lee County Department of Community Development
Planning Section

bdunn@leegov.com
239.533,8585

From: Ray, Suzanne E. [mailto:Suzanne.E.Ray@dep.state.fl.us]

Sent: Monday, February 15, 2016 3:43 PM

To: Dunn, Brandon; DCPexternalagencycomments@DEQ.myflorida.com
Subject: Lee County 16-1ESR Proposed

To: Brandon Dunn, Principal Planner
Re: Lee County 16-1ESR — Expedited Review of Proposed Comprehensive Plan Amendment |

The Office of Intergovernmental Programs of the Florida Department of Environmental Protection
(Department) has reviewed the above-referenced amendment package under the provisions of Chapter 163,
Florida Statutes. The Department conducted a detailed review that focused on potential adverse impacts to
important state resources and facilities, specifically: air and water pollution; wetlands and other surface waters
of the state; federal and state-owned lands and interest in lands, including state parks, greenways and trails,
conservation easements; solid waste; and water and wastewater treatment.

Based on our review of the submitted amendment package, the Department has found no provision that, if
adopted, would result in adverse impacts to important state resources subject to the Department’s jurisdiction.

Feel free to contact me at Suzanne.e.rav@dep.state.fl.us or (850) 245-2172 for assistance or additional
information. Please send all amendments, both proposed and adopted, to plan.review@dep.state.fl.us or

Florida Department of Environmental Protection
Office of Intergovernmental Programs, Plan Review
3900 Commonwealth Blvd., MS 47

Tallahassee, FL 32399-3000
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Please note: Florida has a very broad public records law. Mast written communications to or from County Employees and officials regarding County business are
public records available fo the public and media upon request. Your email communication may be subject to public disclosure.

Under Florida law, email addresses are public records. If you do not want your email address released in response to a public records request, do not send
electronic mail to this antity. Instead, contact this office by phone or in writing.



Miller, Janet

From: Dunn, Brandon

Sent: . Tuesday, February 16, 2016 3:24 PM

To: Miller, Janet

Cc: Rozdolski, Mikki; Sweigert, Rebecca
Subject: FW: Lee County 16-1ESR (CPA2015-00013)

See correspondence from FWC addressing the Greater Pine Island Community Plan Update Below.

gmxa’m @ ?)m, Principal Planner

Lee County Department of Community Development
Planning Section

bdunn@leegov.com

239.533.8585

From: Hight, Jason [mailto:Jason.Hight@MyFWC.com]
Sent: Tuesday, February 16, 2016 3:22 PM

To: DCPexternalagencycomments@deo.myflorida.com; Dunn, Brandon
Cc: Wallace, Traci; Chabre, Jane; Schulz, Mark
Subject: Lee County 16-1ESR (CPA2015-00013)

Dear Mr. Dunn:

Florida Fish and Wildlife Conservation Commission (FWC) staff has reviewed the proposed comprehensive
plan in accordance with Chapter 163.3184(3), Florida Statutes. We have no comments, recommendations, or
objections related to fish and wildlife or listed species and their habitat to offer on this amendment.

If you need any further assistance, please do not hesitate to contact Jane Chabre either by phone at (850) 410-
5367 or by email at FWCConservationPlanningServices@MyFWC.com. If you have specific technical
questions, please contact Mark Schulz at (863) 648-3820 or by email at Mark.Schulz@myfwe.com.

Sincerely,

Jason Hight

Biological Administrator II

Office of Conservation Planning Services
Division of Habitat and Species Conservation
620 S. Meridian Street, MS 5B5

Tallahassee, FL. 32399-1600

(850) 228-2055

Lee County 16-1 CPA-ESR. 22481

Please note: Florida has a very broad public records law, Most writlen communications to or fram County Employees and officials regarding County business are
public records available to the public and media upon request. Your email communication may be subject to public disciesure,

1



OrriCe OF THE COMMISSIONER
(850) 617-7700

Tus CariToL
400 SOUTH MONROE STREET
TALLAHASSEER, FLORINA 12399-0800

Jass

FLORIDA DEPARTMENT OF AGRICULTURE AND CONSUMER SERVICES
CoMMISSIONER Apam H. PurNam

February 18, 2016

VIA EMAIL (bdunn@leegov.com)

Lee County Planning Division
Mikki Rozdolski

P.0O. Box 398

Fort Myers, Florida 33902-0398

Re: DACS Docket # -- 20160125-695
Lee County CPA 2015-00013 Pine Istand Community Plan
Submission dated January 21, 2016

Dear Ms. Rozdolski:

The Florida Department of Agriculture and Consumer Services (the “Department”) received the above-
referenced proposed comprehensive plan amendment on January 25, 2016 and has reviewed it
pursuant to the provisions of Chapter 163, Florida Statutes to address any potential adverse impacts to
important state resources or facilities related to agricultural, aquacultural, or forestry resources in
Florida if the proposed amendment(s) are adopted. Based on our review of your county’s submission,
the Department has no comment on the proposal.

If we may be of further assistance, please do not hesitate to contact me at 850-410-2289.
Sincerely,
Stormie Knight
Sr. Management Analyst |

Office of Policy and Budget

Lolou Florida Department of Economic Opportunity
(SLPA #: Lee County 16-1 ESR)

1-800-HELPFLA www.FreshFromFlorida.com




Miller, Janet

—
From: Dunn, Brandon
Sent: Friday, February 19, 2016 1:55 PM
To: Miller, Janet
Cc: Rozdolski, Mikki; Sweigert, Rebecca
Subject: FW: Lee County, DEO # 16-1ESR Comments on Proposed Comprehensive Plan Amendment
Package

Please see attached correspondence.

Brandoaw D, Dans, Principal Planner

Lee County Department of Community Development
Planning Section

bdunn@leegov.com

239.533.8585

From: Oblaczynski, Deborah [mailto:doblaczy@sfwmd.gov]
Sent: Friday, February 19, 2016 1:53 PM
To: Dunn, Brandon; Ray Eubanks (DCPexternalagencycomments@deo.myflorida.com); Brenda Winningham

(brenda.winningham@deo.myflorida.com); ext-Wuerstle, Margaret (swfrpc.org)
Subject: Lee County, DEO # 16-1ESR Comments on Proposed Comprehensive Plan Amendment Package

Dear Ms. Rozdolski:

The South Florida Water Management District (District) has completed its review of the proposed amendment
package from Lee County (County). The proposed amendment updates the Pine Island Community Plan.
There appear to be no regionally significant water resource issues; therefore, the District has no comments on
the proposed amendment package.

The District offers its technical assistance to the County and the Department of Economic Opportunity in
developing sound, sustainable solutions to meet the County's future water supply needs and to protect the
region's water resources. Please forward a copy of the adopted amendments to the District. Please contact me
if you need assistance or additional information.

Sincerely,

Deb Oblaczynski

Policy & Planning Analyst

Water Supply Implementation Unit

South Florida Water Management District
3301 Gun Club Road

West Palm Beach, FL 33406

(561) 682-2544 or doblaczy@sfwmd.gov

We value your opinion. Please take a few minutes to share your comments on the service you received from the
District by clicking on this link.
1



FDOT

Florida Department of Transportation

RICK SCOTT 10041 Daniels Parkway JIM BOXOLD

February 23, 2016

Mr. Brandon Dunn

Principal Planner

Lee County Planning Division
P.O. Box 398

Fort Myers, Florida 33902-0398

RE: Lee County 16-1ESR Proposed Comprehensive Plan Amendment (Expedited State
Review Process) - FDOT Comments and Recommendations

Dear Mr. Dunn:

The Florida Department of Transportation (FDOT), District One, has reviewed the Lee County
16-1ESR, Proposed Comprehensive Plan Amendment (CPA), known locally as CPA2015-00013
(Pine Island Community Plan Update). This CPA was transmitted under the Expedited State
Review process by the Board of County Commissioners, in accordance with the requirements of
Florida Statutes (F.S.) Chapter 163. The Department offers Lee County the following comments
and recommendations regarding the proposed amendments.

CPA2015-00013, Pine Island Community Plan Update (Text Amendment):

CPA2015-00013 is a proposed amendment to the Lee Plan, which incorporates updates to the Pine
Island Community Plan. The proposed text amendments include changes to the Future Land Use,
Transportation, Capital Improvement, Conservation and Coastal Management Elements of the Lee
Plan, as well as updates to Glossary and Tables 1(a), 2(a), and 2(b). The updates are generally
based on the following:

* Residential Land Use/Density: This includes amendments to residential land
use/densities based on the Transfer of Development Rights (TDR) program for Greater
Pine Island,

e Hurricane Evacuation and Transportation Issues: This includes amendments to
hurricane evacuation times and mitigation requirements for constrained roadways on
Greater Pine Island.

Following is a summary of the objectives and policies as proposed in this CPA.
¢ The proposed FLUE amendments to Policies 1.1.2, 1.1.3, 1.1.4 and 1.1.5, address Lee

County’s Future Urban Area land use categories (Intensive Development, Central Urban,
and Urban Community) and Suburban land use categories. The proposed amendments

www.dot,state. fl.us



Mr. Brandon Dunn

Lee County 16-1ESR ~ FDOT Comments and Recommendations

February 23, 2016
Page 2 of 7

allow densities to be increased above the maximum total density if using Transferable
Development Units (TDUs) on lands within the Greater Pine Island Planning Community.

The following table summarizes the proposed density increases for the TDR program.

FLU Category

FLU Policy

Adopted Density

Proposed Density with
Greater Pine Island TDU

Intensive Development

1.1.2

up to 22 dwacre

up to 30 dw/acre

Central Urban

1.1.3

up to 15 du/acre

up to 20 dw/acre

Urban Community’

1.14

up to 10 dw/acre

up to 15 du/acre

Suburban!

1.1.5

up to 6 du/acre

up to 8 du/acre

1. Land uses that occur on Greater Pine Island.

¢ Outside of the TDR program, the proposed amendments to Policy 1.4.7 7 increase the
standard maximum density in the Coastal Rural land use category on Greater Pine Island
from 1 dwelling unit (DU) per 10 acres to allowing 1 DU per 2.7 acres.

¢ The proposed amendments to Objectives 14.2 and 14.8, and Policies 14.2.1-14.2.6, 14.8.1-
14.8.9 and Policy 109.1.1 update hurricane evacuation and mitigation requirements and
increase maximum hurricane evacuation clearance times from 16 to 18 hours for Greater
Pine Island. The 18 hour clearance time is based on analyses by Lee County Staff, which
included consultation with the Department of Community Development, Lee County
Department of Transportation, Department of Public Safety, traffic consultants and an
expert in hurricane evacuation and preparedness, to determine evacuation times using
current capacity calculations and different land use scenarios to assure that maximum
evacuation times in the event of a hurricane would be maintained. Policy 14.2.2 states that
when evacuation clearance times reach 16 hours, Lee County will develop mitigation
regulations and when evacuation clearance times exceed 18 hours, the County will impose
the additional mitigation measures.

¢ The proposed amendments to Policies 14.3.1, 14.3.3, 14.3.4, 14.6.1 and 14.6.2 establish
standards for residential land uses within Greater Pine Island in order to maintain the rural
character, the coastal environment, and the island’s unique natural resources.

¢ The proposed amendments to Objective 37.1 and Policy 37.1.1 modifies the minimum
acceptable level-of-service (LOS) standards on County-maintained transportation
facilities. The County’s adopted LOS standards on State transportation facilities remain
unchanged.

o The proposed amendment to Policy 109.1.5 establishes that development increasing
density within the Coastal High Hazard Area (CHHA) in Greater Pine Island requires that
the maximum 16-hour out of the county evacuation time or 12-hour evacuation time to
shelter be met for a Category 5 storm event, If development initiatives cannot meet these
criteria, a mitigation plan for providing appropriate mitigation to satisfy these provisions
including, without limitation, the payment of money, contribution of land, or construction
of hurricane shelters and transportation facilities must be memorialized through a bindin g
agreement prior to adoption of the plan amendment.

www.dot.state. fl.us
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¢ The proposed amendment to Policy 4.2.4 allows bonus densities within the CHHA through
the County’s affordable housing program.

* The proposed amendments to the Glossary and Tables are made for consistency with
proposed Policy changes.

e Policy 6.1.2 provides for commercial development in non-urban future land use categories
to locate within 330 feet of adjoining rights of way of intersecting arterial and collector
roadways or two collector roadways with direct access to both.

F.S. 163.3184(3)(b)2 states State agencies shall only comment on important state resources and
facilities that will be adversely impacted by the amendment if adopted. In accordance with F.S.
163.3184(3)4(c), the Department of Transportation offers the following comments limited to
issues within the agency’s jurisdiction as it relates to transportation resources and facilities of state
importance.

FDOT Comment #1:

The proposed amendment to Policy 1.4.7 includes an increase in the standard maximum
density from one dwelling unit (DU) per 10 acres to one DU per 2.7 acres for the Coastal Rural
land use category established for the Greater Pine Island Planning Community. In addition to
Policy 1.4.7, Policies 4.2.4 and 14.3.4 further support other increased residential densities on
Greater Pine Island.

Greater Pine Island is a barrier island which currently has a transportation network that is
limited to only one point of access to and from the mainland via Pine Island Road. While the
segment of Pine Island Road from Stringfellow Road to Burnt Store Road is a County facility
(CR 78), and the segment east of Burnt Store Road is a State facility (SR 78), the County
facility directly impacts the safety and operation of the State’s portion of Pine Island Road.
Following is a planning-level analysis of the roadway operations for Pine Island Road.

YEAR 2014/2015 ROADWAY CONDITIONS

Evisting Conditions
Roadway From To sis? Eﬁ? No.of | Service! Peak-
: La;'les Vel Hour LOS Acceptable?
2-Way
CR 78? Stringfellow Rd. B"“;‘ dsm"“' N E 2 1830 | 1,083 E Yes
SR 78 Bumnt Store Rd. | Chiquita Blvd. N D i 3,760 1,197 G Yes
SR 78 Chiquita Blvd. 5“"‘;33""“ N D 4 aze0 | 205 | ¢ Yes

1. Service Volume at the Lee County Adopted LOS Standard.
2. Based on 2015 traffic count data.

www.dot.state.fl.us
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YEAR 2035 LONG-TERM HORIZON ROADWAY CONDITIONS
2035 Conditions
Roadway From To 5182 gﬁ:’l& No.of | Service'
iae | Vileiss AADT? | LOS | Acceptable?

CR78 Stringfellow Rd, | Burmstore |y E 2 1830 | 1948 | F No

SR 78 Bumt Store Rd. Chiguita Blvd. N D 4 3,760 3294 C Yes
Santa

SR 78 Chiquita Blvd. Barbara N D 4 3,760 4,536 F No
Blvd.

1. Service Volume at the Lee County Adepted LOS Standard.
2. The long term planning horizon year 2035 volume was obtained based on interpolation hetween existing and latest 2040 madel
velumes (based on District I Districtwide Regional Planning Model)

Based on preliminary analysis, the roadway segments of Pine Island Road from Stringfellow
Road to Burnt Store Road and from Chiquita Boulevard to Santa Barbara Boulevard are
expected to fail to meet the County and FDOT LOS standards respectively by year 2035, The
Lee County MPO 2040 Long Range Transportation Plan identifies the segment of Pine Island
Road from Chiquita Boulevard to Santa Barbara Boulevard as a needed widening improvement
project (widening from 4 lanes to 6 lanes).

FDOT is concerned that the proposed text amendments, which increase residential densities
on the Island, is anticipated to adversely impact the segment of Pine Island Road/SR 78 from
Chiquita Boulevard to Santa Barbara Boulevard.

FDOT Comment #2:

The proposed amendments to TDR program Policies 1.1.2 thru 1.1.5 and 4.3.8 allow DU
densities to be increased above the existing maximum total density for TDUs created on lands
within the Greater Pine Island Planning Community. The program is intended to transfer
density out of the Greater Pine Island Community into more urbanized areas of the County,
thereby preserving lands within Pine Island. FDOT notes that until a Greater Pine Island TDR
project is proposed, the impact of the proposed changes to the TDR program on the roadway
network within Lee County cannot be determined.

FDOT Comment #3:
Based on the proposed text amendments in Policies 14.3.1, 14.3.4 and 14.3.5, it is unclear what
densities can and/or cannot be transferred onto Greater Pine Island.

Policy 14.3.1 states that only Greater Pine Island TDUs are permitted in Greater Pine Island
consistent with Table 1(a), Note 4, and that only the portion of Greater Pine Island defined as
Pine Island Center is eligible to receive Greater Pine Island TDUs. However, Table 1(a) states
that within the Future Urban Areas of Pine Island Center, rezonings allowing more than 3
dwelling units per gross acre must “acquire” the additional density utilizing TDUs that were
created from Greater Pine Island in accordance with Policy 14.3.4, or transfer dwelling units
in accordance with Policy 14.3.5.

www.dot.state.fl.us
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FDOT Comment #4:

Based on the information provided by the Applicant, there appears to be an inconsistency
between the existing Lee County Plan policies for hurricane evacuation times, the proposed
policy amendments, and F.S. 163.3178(8)(a).

Policy 109.1.5 states that a proposed comprehensive plan amendments that increase density
within a CHHA will not exceed a 16-hour evacuation time out of the County for a Category 5
storm event, or that the 12-hour evacuation time to shelter will be maintained. However,
proposed policies 14.2.2 and 14.8.3 establish a hurricane evacuation clearance time of 18 hours
for Greater Pine Island. F.S. 163.3178(8)(a) states that a proposed comprehensive plan
amendment shall be found in compliance with state coastal high hazard provisions if it will not
exceed a 16-hour evacuation time out of the County or the 12-hour evacuation time to shelter
is maintained for a Category 5 storm event, therefore this proposed amendment appears to be
in conflict with F.S. 163.3178(8)(a).

The proposed amendment data and analysis indicates current hurricane evacuation clearance
times for the Pine Island area to be 6.2 hours. However, it is unclear if the data and analysis
establishing the existing condition included all existing platted and buildable vacant lands on
the Island. FDOT notes that an adequate analysis of clearance times based on potential increase
of densities associated with this amendment to justify increasing clearance times to 18 hours
has not been provided.

FDOT Comment #5:
Policy 109.1.5 states that proposed comprehensive plan amendments that increase density

within a CHHA will not exceed a 16-hour evacuation time out of the County for a Category 5
storm event, or that the 12-hour evacuation time to shelter will be maintained. FDOT is
concerned that the proposed text amendment only applies to the CHHA and does not apply to
areas on Greater Pine Island outside of the CHHA. This Policy appears to be inconsistent with
F.S. 163.3178(8)(a). Further, since all residents of Greater Pine Island, including the CHHA,
must evacuate through the same constrained corridor, the most restrictive hurricane evacuation
time should be applied to all.

FDOT Comment #6:

Policy 109.1.4 restricts the ability to mitigate potential traffic impacts by discouraging a new
bridge to/from the island. Policy 14.2.3 places the burden on Lee County and FDOT to identify
potential improvements to mitigate impacts associated with increased density. In addition,
Table 2(a) identifies Pine Island Road (Matlacha) as a constrained roadway facility. Table 2(b)
identifies recommended operational improvements on constrained roads, which includes
constructing left turn lanes at intersections with local roads, where feasible.

FDOT is concerned that no data and analysis was provided indicating a maximum development
scenario resulting from the proposed amendments. Additionally, no capacity improvements
(especially along SR 78) are identified in support of the maximum development scenario to
maintain evacuation clearance time standards for Greater Pine Island.

www.dot.state.fl.us
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FDOT Comment #7:

The proposed amendment to Policy 4.2.4 allows bonus densities within the CHHA through the
County’s affordable housing program; however, it is unclear as to how much additional density
would be permitted under this program. The apparent lack of restrictions on maximum density
associated with affordable housing may create adverse impacts on Pine Island Road/SR 78 (a
hurricane evacuation route and a transportation resource and facility of State importance).

FDOT Comment #8:

The proposed amendment package includes Data and Analysis for hurricane evacuation times
from Greater Pine Island. The Department is concerned that FDOT was not included as a
reviewing agency on the methodology to evaluate hurricane evacuation. Other concerns
include peak period occupancy rates derived from surveys conducted during an off-peak period
in October, and no analysis was provided regarding the future development of vacant lands on
the Island based on existing and proposed comp plan amendments.

FDOT Comment #9:

Policy 6.1.2 provides for commercial development in non-urban future land use categories
within Lee County to locate within 330 feet of adjoining rights of way of the interesting arterial
and collector or two collector roads with direct access to both. FDOT notes that access to State
transportation facilities must meet FDOT access management standards per Access
Management Rule 14-96 and 14-97, Florida Administrative Code.

FDOT Comment #10;
Policy 109.1.5 references F.S. 163.3178(9). Please revise to the correct reference of F.S.

163.3178(8).

Strategies to Eliminate, Reduce or Mitigate Adverse Impacts:

Based upon FDOT comments herein, the proposed text amendments associated with the Lee
County 16-1ESR is anticipated to have adverse impacts on Pine Island Road/SR 78 (a hurricane
evacuation route and a transportation resource and facility of State importance). As aresult, FDOT
recommends the following strategies to eliminate, reduce or mitigate these impacts.

a. Asaresult of potential future development/redevelopment on Greater Pine Island based on
the proposed amendments, FDOT recommends the County include a policy stating that
Lee County will develop transportation mitigation strategies in collaboration with FDOT
and mitigate impacts to SR 78 resulting from said development/redevelopment.

b. FDOT recommends Lee County include a policy to coordinate with the Department in the
review of any TDU-related projects, to assess potential impacts of density increases on
State transportation facilities in areas where density is being transferred to (Receiving
Areas),

c. FDOT recommends a policy be included that restricts TDUs from other areas outside of
Greater Pine Island to be transferred onto Greater Pine Island as Receiving Areas.

www.dot.state.fl.us
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d. FDOT recommends evacuation times identified in Policies 14.2.2 and 14.8.3 be revised be
to reflect F.S. 163.3178(8)(a) to limit evacuation times from Greater Pine Island to shelter
to 12 hours or out of the County to 16 hours for a Category 5 storm.

e. FDOT recommends evacuation times identified in Policy 109.1.5 be revised be to be
consistent with F.S. 163.3178(8)(a) for shelter evacuation times, and apply to all proposed
comprehensive plan amendments on Greater Pine Island within the hurricane evacuation
zone for a Category 5 storm, and not just within the CHHA.

f. FDOT recommends the County conduct an analysis to determine the impact of future
development scenarios on evacuation clearance time standards for Greater Pine Island per
F.S. 163.3178(8)(a), and to identify needed improvements on SR 78 which may include
safety and operational improvements. Additionally, the Department requests to be included
as a reviewing agency for future methodologies on the analysis of hurricane evacuation
clearance times in Lee County and any event based operational mitigation strategies related
to State facilities.

g. FDOT recommends Policy 4.2.4 be revised to not allow bonus densities that would increase
density on Greater Pine Island in the CHHA. If affordable housing is constructed on
Greater Pine Island outside of the CHHA, the policy should be limited to the sending of
TDUs from Greater Pine Island.

h. FDOT recommends Policy 6.1.2 be amended to state that when seeking access to State
transportation facilities, FDOT must be consulted in accordance with Access Management
Rules 14-96 and 14-97, Florida Administrative Code.

Thank you for providing FDOT with the opportunity to review and comment on the amendment
proposals. The Department is available to discuss the above comments and recommendations at
your earliest convenience. Please free to contact me at (239) 225-1981 or
sarah.catala@dot.state.fl.us.

Sincerely,

.

Sarah Catala
SIS/Growth Management Coordinator
FDOT District One

CC:  Mr. Ray Eubanks, Florida Department of Economic Opportunity
Ms. Ana Richmond, Florida Department of Economic Opportunity
Ms. Brenda Winningham, Florida Department of Economic Opportunity
Ms. Carmen Monroy, Florida Department of Transportation
Mr. Lawrence Massey, Florida Department of Transportation

www.dot.state.fl.us
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The Honorable Frank Mann, Chairman COMMUNITY DEVELOPMENT

Lee County Board of County Commissioners
Post Office Box 398
Fort Myers, Florida 33902-0398

Dear Chairman Mann;

The Department of Economic Opportunity has completed its review of the proposed
comprehensive plan amendment for Lee County (Amendment No. 16-1ESR), which was
received on January 25, 2016. We have reviewed the proposed amendment pursuant to
Sections 163.3184(2) and (3), Florida Statutes (F.S.), and identified no comments related to
important state resources and facilities within the Department’s authorized scope of review
that will be adversely impacted by the amendment if adopted.

We are, however, providing technical assistance comments consistent with Section
163.3168(3), F.5. The technical assistance comments will not form the basis of a challenge.
They are offered as suggestions which can strengthen the County’s comprehensive plan in
order to foster a vibrant, healthy community.

Technical Assistance Comment (TDR Density Generation Rates): The County proposes
Future Land Use Element amendments to revise the Transfer of Development Rights (TDR)
program for Greater Pine Island. Proposed Policy 14.6.1 directs the County to create incentives
for property owners within Greater Pine Island to transfer development rights associated with
their parcels to locations inside and outside of Greater Pine Island. Proposed Policy 14.3.4
establishes the maximum density transfer rate from Coastal Rural sending areas to the Greater
Pine Island Center; however, the proposed amendments do not clearly define with meaningful
and predictable standards: (1) the maximum amount of density (dwelling units per acre of
sending parcel) that may be generated/transferred from Greater Pine Island Coastal Rural
sending parcels to receiving areas located outside of Greater Pine Island; and (2) the maximum
amount of density (dwelling units per acre of sending parcel) that may be
generated/transferred from “non-Coastal Rural” sending parcels to receiving areas located
either inside or outside of Greater Pine Island. For example, is the maximum transfer
generation rate of the Coastal Rural category a density of one dwelling unit per 2.7 acres of
sending area (similar to proposed Policy 14.3.4), a density of one dwelling unit per one acre of

Florida Department of Economic Opportunity | Caldwell Building | 107 E. Madison Street | Tallahassee, FL 32399
866.FLA.2345 | 850,245.7105 | 850.921.3223 Fax

www .floridajobs.org | wwaw twitter.com/FIDED | www.facebook,com/FLDEQ

An equal opportunity employer/program. Auxiliary aids and services are available upon request te individuals with disabilities, All voice
telephone numbers on this document may be reached by persons using TTY/TDD equipment via the Florida Relay Service at 711.
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sending area, or some higher amount of generation rate from the sending area for transfers to
locations outside of Greater Pine Island? Thus, the Department recommends that the County
revise proposed TDR Policy 14.6.1 to establish meaningful and predictable standards defining
the TDR generation rate for density transferred from the sending parcels (the rate applicable to
each future land use category that may be a sending parcel).

Technical Assistance Comment (TDR and CHHA): The proposed Future Land Use
Element amendments to revise the TDR program increase the potential maximum allowable
density in the Coastal High Hazard Area (CHHA) by allowing the transfer of development rights
with an undefined (and thus numerically unlimited) transfer generation rate from the sending
areas and increased new maximum densities in the TDR receiving areas (except when
transferring from the Coastal Rural to Pine Island Center). Although Lee Plan Objective 109.1
(and its implementing policies) establish provisions to mitigate the impacts of development
upon the projected hurricane evacuation network, upon projected hurricane evacuation times,
and to mitigate impacts to shelters, the Department recommends that the amendments be
revised to include a provision prohibiting the transfer of density into CHHA areas located
outside of Greater Pine Island in order to further planning goals regarding hurricane evacuation
and public safety.

Technical Assistance Comment (Hurricane Evacuation): The proposed new Future Land
Use Element Objective 14.8 and Policies (14.8.1, 14.8.2, 14.8.3, 14.8.4, 14.8.5, 14.8.6, 14.8.7,
14.8.8, and 14.8.9) supplement Goal 109 (Conservation and Coastal Management Element),
which addresses county-wide planning for hurricane preparedness, evacuation and mitigation.
The currently adopted Lee Plan already identifies a hurricane evacuation clearance time of 18
hours for out of county evacuation (Conservation and Coastal Management Objective 109.1 “By
2030 Lee County will work towards attaining a level of service for out of county hurricane
evacuation for a Category 5 storm event that does not exceed 18 hours.”). Further, currently
adopted Conservation and Coastal Management Element Policy 109.1.1 requires new
residential development to mitigate impacts upon the projected hurricane evacuation network
and upon projected hurricane evacuation times. Also, currently adopted Policy 109.1.5
requires comprehensive plan amendments that increase density within the CHHA to meet the
requirements of Section 163.3178(8), F.S., which includes allowing development to mitigate
impacts to shelters and evacuation times (16 hour out of county hurricane evacuation clearance
time for Category 5 storm event; 12 hour evacuation time to shelter for a Category 5 storm
event). Proposed Policy 14.8.3 provides a hurricane (defined as Categories 1-5) evacuation
clearance time of 18 hours for the residents of Greater Pine Island and defines the evacuation
clearance time as “the time necessary to safely evacuate people from the point when the
evacuation order is given until the last evacuee can either leave Greater Pine Island, or arrive at
safe shelter within Lee County.” However, the evacuation clearance time of Policy 14.8.3
should be with reference to “out of county evacuation” as stated in Conservation and Coastal
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Management Element Objective 109.1 and Policy 109.1.5 and as intended by Section
163.3178(8), F.S. The County proposes a companion amendment to Policy 109.1.5 that
references the Greater Pine Island evacuation requirements set forth in Goal 14 (such as
proposed Policy 14.8.3) but that still requires the 16 hour or 12 hour criteria of Policy 109.1.5 to
apply to plan amendments that increase density in the CHHA. The Department recommends
that proposed Policy 14.8.3 be revised to clarify that the evacuation clearance time is the time
necessary to safely evacuate people from the point when the evacuation order is given until the
last evacuee can safely evacuate out of Lee County or arrive at safe shelter within Lee County.

The County is reminded that pursuant to Section 163.3184(3)(b), F.S., other reviewing
agencies have the authority to provide comments directly to the County. If other reviewing
agencies provide comments, we recommend the County consider appropriate changes to the
amendment based on those comments. If unresolved, such reviewing agency comments could
form the basis for a challenge to the amendment after adoption.

The County should act by choosing to adopt, adopt with changes, or not adopt the
proposed amendment. Also, please note that Section 163.3184(3)(c)1, F.S., provides that if the
second public hearing is not held within 180 days of your receipt of agency comments, the
amendment shall be deemed withdrawn unless extended by agreement with notice to the
Department and any affected party that provided comment on the amendment. For your
assistance, we have enclosed the procedures for adoption and transmittal of the
comprehensive plan amendment.

If you have any questions concerning this review, please contact Scott Rogers, Plannmg
Analyst, at (850) 717-8510, or by email at scott. rogers@deo.myflorida.com.

Sincerely,

Teepell, Director
Division of Community Development

TT/sr
Enclosure: Procedures for Adoption

- cc: Mikki Rozdolski, Planning Manager, Lee County Department of Community Developmenf
Margaret Wuerstle, Executive Director, Southwest Florida Regional Planning Council




SUBMITTAL OF ADOPTED COMPREHENSIVE PLAN AMENDMENTS
FOR EXPEDITED STATE REVIEW
Section 163.3184(3), Florida Statutes

NUMBER OF COPIES TO BE SUBMITTED: Please submit three complete copies of all
comprehensive plan materials, of which one complete paper copy and two complete
electronic copies on CD ROM in Portable Document Format (PDF) to the Department of

Economic Opportunity and one copy to each entity below that provided timely
comments to the local government: the appropriate Regional Planning Council; Water
Management District; Department of Transportation; Department of Environmental
Protection; Department of State; the appropriate county {(municipal amendments only);
the Florida Fish and Wildlife Conservation Commissivon and the Department of
Agriculture and Consumer Services (county plan amendments only); and the
Department of Education (amendments relating to public schools); and for certain local
governments, the appropriate military installation and any other local government or
governmental agency that has filed a written request.

SUBMITTAL LETTER: Please include the following information in the cover letter
transmitting the adopted amendment:

Department of Economic Opportunity identification number for‘adopted
amendment package;

Summary description of the adoption package, including ahy amendments
proposed but not adopted;

Identify if concurrency has been rescinded and indicate for which public facilities.
(Transportation, schools, recreation and open space).

Ordinance number and adoption date;

Certification that the adopted amendment(s) has been submitted to all parties
that provided timely comments to the local government;

.Name, title, address, telephone, FAX number and e-mail address of local
government contact;

Letter signed by the chief élected official or the person designated by the local
government.

Fffective: lune 2, 2011 (Updated March 11, 2013)




ADOPTION AMENDMENT PACKAGE: Please include the following information in the
amendment package:

In the case of text amendments, changes should be shown in strike-
through/underline format.

In the case of future land use map amendments, an adopted future land use
map, in color format, clearly depicting the parcel, its future land use designation, and its
adopted designation.

A copy of any data and analyses the local government deems appropriate.

Note: If the local government is relying on previously submitted data and analysis, ne
additional data and analysis is required;

Copy of the executed ordinance adopting the comprehensive plan
amendment(s);

Suggested effective date language for the adoption ordinance for expedited review:

The effective date of this plan amendment, if the amendment is not timely
challenged, shall be 31 days after the Department of Economic Opportunity
notifies the local government that the plan amendment package is complete. If
timely challenged, this amendment shall become effective on the date the
Department of Economic Opportunity or the Administration Commission enters
a final order determining this adopted amendment to be in compliance. No
development orders, development permits, or land uses dependent on this
amendment may be issued or commence before it 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 which resolution shall be sent to the
Department of Economic Opportunity.

List of additional changes made in the adopted amendment that the Department
of Economic Opportunity did not previously review;

List of findings of the local governing body, if any, that were not included in the
ordinance and which provided the basis of the adoption or determination not to adopt
the proposed amendment; ‘

Statement indicating the relationship of the additional changes not previously

reviewed by the Department of Economic Opportunity in response to the comment
-letter from the Department of Economic Opportunity.

Effective: June 2, 2011 (Updated March 11, 2013)
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February 26, 2016

Ms. Mikki Rozdolski

Planning Manager

Department of Community Development
P.O. Box 398

Fort Myers, Florida 33902-0398

Re: Lee County CPA2015-00013 / DEO 16-1ESR

Dear Ms. Rozdolski:

The staff of the Southwest Florida Regional Planning Council has reviewed the proposed
amendment (DEO 16-1ESR) to the Lee County Comprehensive Plan. The review was performed
according to the requirements of the Local Government Comprehensive Planning and Land
Development Regulation Act.

The Council will review the proposed amendment and the staff recommendations at its March
17, 2016 meeting. Council staff is recommending that the request be found regionally
significant in regards to location. Council staff also finds that the proposed changes are
consistent with the SRPP and do not produce extra-jurisdictional impacts that are inconsistent
with the Comprehensive Plans of other local governments,

A copy of the official staff report explaining the Council staff's recommendation is attached. If
Council action differs from the staff recommendation, we will notify you.

Sincerely,
Southwest Florida Regional Planning Council

Junwnly Aolloc s

Jennifer Pellechio, MBA, CEcD
Deputy Director

MW/DEC
Attachment

Cc:  Mr. Eubanks, Administrator, Plan Review and Processing, Department of Economic Development
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February 26, 2016

Mr. Ray Eubanks

Plan Processing Administrator
State Land Planning Agency
Caldwell Building

107 East Madison- MSC 160
Tallahassee, FL. 32399-0800

Re: Lee County CPA2015-00013 / DEO 16-1ESR

Dear Mr. Eubanks:

The staff of the Southwest Florida Regional Planning Council has reviewed the proposed
amendment (DEO 16-1ESR) to the Lee County Comprehensive Plan. The review was performed
according to the requirements of the Local Government Comprehensive Planning and Land
Development Regulation Act.

The Council will review the proposed amendment and the staff recommendations at its March
17, 2016 meeting. Council staff -is recommending that the request be found regionally
significant in regards to location. Council staff also finds that the proposed changes are
consistent with the SRPP and do not produce extra-jurisdictional impacts that are inconsistent
with the Comprehensive Plans of other local governments.

A copy of the official staff report explaining the Council staff's recommendation is attached. If
Council action differs from the staff recommendation, we will notify you.

Sincerely,
Southwest Florida Regional Planning Council

Jnunly fellectes

Jennifer Pellechio, MBA, CEcD
Deputy Director

MW/DEC
Attachment

Cc: Ms. Rozdolski, Lee County



P:239.938.1813 | F: 239.938.1817
www.switpe.org

1400 Colonial Blvd., Suite 1
Fort Myers, FL 33907

LOCAL GOVERNMENT COMPREHENSIVE PLAN AMENDMENTS
LEE COUNTY

The Council staff has reviewed the proposed evaluation and appraisal based amendments to the Lee
County Comprehensive Plan (DEO 16-1ESR). These amendments were developed under the Local
Government Comprehensive Planning and Land Development Regulation Act. A synopsis of the
requirements of the Act and Council responsibilities is provided as Attachment |. Comments are
provided in Attachment |I. Site location maps can be reviewed in Attachment 11l

Staff review of the proposed amendments was based on whether they were likely to be of regional
concern. This was determined through assessment of the following factors:

1. Location-—-in or near a regional resource or regional activity center, such that it impacts the
regional resource or facility; on or within one mile of a county boundary; generally applied to sites
of five acres or more; size alone is not necessarily a determinant of regional significance;

2. Magnitude—-equal to or greater than the threshold for a Development of Regional Impact of the
same type (a DRI-related amendment is considered regionally significant); and

3. Character--of a unique type or use, a use of regional significance, or a change in the local
comprehensive plan that could be applied throughout the local jurisdiction; updates, editorial
revisions, etc. are not regionally significant.

A summary of the results of the review follows:

Factors of Regional Significance

Proposed
Amendment Location Magnitude Character Consistent
DEO 16-1ESR Yes No No (1) Regionally significant
(2) Consistent with SRPP
RECOMMENDED ACTION: Approve staff comments. Authorize staff to forward comments to

the Department of Economic Opportunity and Lee County

02/2016



Attachment |

COMMUNITY PLANNING ACT

Local Government Comprehensive Plans
The Act requires each municipal and county government to prepare a comprehensive plan that must
include at least the following nine elements:

1. Future Land Use Element;

2. Traffic Circulation Element;
A local government with all or part of its jurisdiction within the urbanized area of a
Metropolitan Planning Organization shall prepare and adopt a transportation element
to replace the traffic circulation; mass transit; and ports, aviation, and related facilities
elements. [9J-5.019(1), FAC] ,

3. General Sanitary Sewer, Solid Waste, Drainage, and Potable Water and Natural

Groundwater Aquifer Recharge Element;

Conservation Element;

Recreation and Open Space Element;

Housing Element;

Coastal Management Element for coastal jurisdictions;

Intergovernmental Coordination Element; and

Capital Improvements Element.

wooN A

The local government may add optional elements (e. g., community design, redevelopment, safety,
historical and scenic preservation, and economic).

All local governments in Southwest Florida have adopted revised plans:
Charlotte County, Punta Gorda
Collier County, Everglades City, Marco Island, Naples
Glades County, Moore Haven
Hendry County, Clewiston, LaBelle
Lee County, Bonita Springs, Cape Coral, Fort Myers, Fort Myers Beach, Sanibel
Sarasota County, Longboat Key, North Port, Sarasota, Venice




Attachment |

COMPREHENSIVE PLAN AMENDMENTS

A local government may amend its plan at any time during the calendar year. Six copies of the
amendment are sent to the Department of Economic Opportunity (DEO) for review. A copy is also sent
to the Regional Planning Council, the Water Management District, the Florida Department of
Transportation, and the Florida Department of Environmental Protection.

The proposed amendments will be reviewed by DEO in two situations. In the first, there must be a
written request to DEO. The request for review must be received within forty-five days after transmittal
of the proposed amendment. Reviews can be requested by one of the following:

+ the local government that transmits the améndment,
« the regional planning council, or
« an affected person.

In the second situation, DEO can decide to review the proposed amendment without a request. In that
case, DEO must give notice within thirty days of transmittal.

Within five working days after deciding to conduct a review, DEO may forward copies to various
reviewing agencies, including the Regional Planning Council.

Regional Planning Council Review

The Regional Planning Council must submit its comments in writing within thirty days of receipt of the
proposed amendment from DEO. It must specify any objections and may make recommendations for
changes. The review of the proposed amendment by the Regional Planning Council must be limited to
"effects on regional resources or facilities identified in the Strategic Regional Policy Plan and extra-
jurisdictional impacts which would be inconsistent with the comprehensive plan of the affected local
government”.

After receipt of comments from the Regional Planning Council and other reviewing agencies, DEO has
thirty days to conduct its own review and determine compliance with state law. Within that thirty-day
period, DEO transmits its written comments to the local government.

NOTE: THE ABOVE IS A SIMPLIFIED VERSION OF THE LAW. REFER TO THE STATUTE (CH. 163, FS) FOR
DETAILS.
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LEE COUNTY COMPREHENSIVE PLAN AMENDMENT (DEO 16-1ESR)

RECEIVED: JANUARY 29, 2016

Summary of Proposed Amendment

Lee County DEO 15-6ESR is a proposed amendment to the Lee Plan, which incorporates updates
to the Pine Island Community Plan. The proposed text amendments include changes to the
Future Land Use, Transportation, Capital Improvement, Conservation and Coastal Management
Elements of the Lee Plan, as well as updates to Glossary and Tables 1(a), 2(a), and 2(b). The
updates are generally based on the following:

Residential Land Use/Density: This includes amendments to residential land use/densities
based on the Transfer of Development Rights (TDR) program for Greater Pine Island.

Hurricane Evacuation and Transportation Issues: This includes amendments to hurricane
evacuation times and mitigation requirements for constrained roadways on Greater Pine
Island.

The proposed FLUE amendments address Lee County's Future Urban Area land use categories
(Intensive Development, Central Urban, and Urban Community) and Suburban land use
categories. The proposed amendments allow densities to be increased above the maximum total
density if using Transferable Development Units (TDUs) on lands within the Greater Pine Island
Planning Community. The following table summarizes the proposed density increases for the TDR
program.

Proposed Density with
FLU Category [FLU Policy |Adopted Density Greater Pine Island TDU
Intensive Development [1.1.2 up to 22 du/acre up to 30 du/acre
Central Urban 1.1.3 up to 15 du/acre up to 20 du/acre
Urban Community* 1.1.4 up to 10 du/acre up to 15 du/acre
Suburban* 1.1.5 up to 6 du/acre up to 8 du/acre

* Land uses that occur on Greater Pine Island

The proposed amendments also increase the standard maximum density in the Coastal Rural
FLUC on Greater Pine Island from 1 dwelling unit (du)/10 acres to allowing 1 du/2.7 acres. In
2003, maximum density in the Coastal Rural FLUC was reduced from 1 du/acre to 1 du/10 acres.
As a result 51+ property owners filed Bert Harris notices. Eight Bert Harris cases were files with
claims approximating $10 million. This proposed density increase has been requested to limit
further damages. Greater Pine Island will remain one of the lowest density Planning Communities
in Lee County from a land use standpoint and will have the highest level of community specific
design standards.

The amendment package also updates hurricane evacuation and mitigation requirements and
increase maximum hurricane evacuation clearance times from 16 to 18 hours for Greater Pine
Island. When evacuation clearance times reach 16 hours, Lee County will develop mitigation
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regulations and when evacuation clearance times exceed 18 hours, the County will impose the
additional mitigation measures.

The amendment establishes that development increasing density within the Coastal High Hazard
Area (CHHA) in Greater Pine Island requires that the maximum 16-hour out of the county
evacuation time or 12-hour evacuation time to shelter be met for a Category 5 storm event. If
development initiatives cannot meet these criteria, a mitigation plan for providing appropriate
mitigation to satisfy these provisions including, without limitation, the payment of money,
contribution of land, or construction of hurricane shelters and transportation facilities must be
memorialized through a binding agreement prior to adoption of the plan amendment.

Regional Impacts

Council staff finds that the project is regionally significant in regards to location. Greater Pines Island is a
community with a unique rural character and limited transportation. This amendment will increase the
maximum allowable density in the Coastal Rural land use from 1 unit/10 acres to 1 unit/2.7 acres.
However, staff does not believe that the amendments will produce any impacts that would be inconsistent
with the SRPP.

FDOT reviewed the amendment package and their comments are attached. They commented that with
the density increase, SR 78 from Chiquita Blvd. to Santa Barbara Blvd. will fail by 2035. FDOT has
determined that the proposed amendments will have adverse impacts on Pine Island Rd/SR 78, which is a
hurricane evacuation route and a transportation resource and facility of State importance. FDOT
recommended several strategies to eliminate or mitigate these impacts and council staff recommends
that the County work with FDOT address these concerns.

Extra-Jurisdictional Impacts

Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan
Amendments do not directly produce any significant extra-jurisdictional impacts to regional counties and
cities that would be inconsistent with the Comprehensive Plan of any other local government within the
region.

Conclusion
Staff finds that this project is regionally significant in regards to location and consistent with the SRPP. It is
recommended that Lee County work with FDOT to address traffic concerns.

Recommended Action

Approve staff comments. Authorize staff to forward comments to the Department of Economic
Opportunity and Lee County. '
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Florida Department of Transportation

RICK SCOTT 10041 Daniels Parkway JIM BOXOLD
GOVERNOR Fort Myers, FL. 33913 SECRETARY

February 23, 2016

Mr. Brandon Dunn

Principal Planner

Lee County Planning Division
P.O. Box 398

Fort Myers, Florida 33902-0398

RE: Lee County 16-1ESR Proposed Comprehensive Plan Amendment (Expedited State
Review Process) - FDOT Comments and Recommendations

Dear Mr. Dunn:

The Florida Department of Transportation (FDOT), District One, has reviewed the Lee County
16-1ESR, Proposed Comprehensive Plan Amendment (CPA), known locally as CPA2015-00013
(Pine Island Community Plan Update). This CPA was transmitted under the Expedited State
Review process by the Board of County Commissioners, in accordance with the requirements of
Florida Statutes (F.S.) Chapter 163. The Department offers Lee County the following comments
and recommendations regarding the proposed amendments.

CPA2015-00013, Pine Island Community Plan Update (Text Amendment):

CPA2015-00013 is a proposed amendment to the Lee Plan, which incorporates updates to the Pine
Island Community Plan. The proposed text amendments include changes to the Future Land Use,
Transportation, Capital Improvement, Conservation and Coastal Management Elements of the Lee
Plan, as well as updates to Glossary and Tables 1(a), 2(a), and 2(b). The updates are generally
based on the following:

* Residential Land Use/Density: This includes amendments to residential land
use/densities based on the Transfer of Development Rights (TDR) program for Greater
Pine Island,

® Hurricane Evacuation and Transportation Issues: This includes amendments to
hurricane evacuation times and mitigation requirements for constrained roadways on
Greater Pine Island.

Following is a summary of the objectives and policies as proposed in this CPA.
¢ The proposed FLUE amendments to Policies 1.1.2, 1.1.3, 1.1.4 and 1.1.5, address Lee

County’s Future Urban Area land use categories (Intensive Development, Central Urban,
and Urban Community) and Suburban land use categories. The proposed amendments

www.dot.state.fl.us
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allow densities to be increased above the maximum total density if using Transferable
Development Units (TDUs) on lands within the Greater Pine Island Planning Community.
The following table summarizes the proposed density increases for the TDR program.

. . Proposed Density with
FLU Category FLU Policy Adopted Density Greater Pine Island TDU
Intensive Development 1.1.2 up to 22 dw/acre up to 30 dw/acre

Central Urban 1.1.3 up to 15 du/acre up to 20 du/acre
Urban Community’ 1.1.4 up to 10 dwacre up to 15 du/acre
Suburban' 1.1.5 up to 6 du/acre up to 8 du/acre

1. Land uses that occur on Greater Pine Island.

¢ Outside of the TDR program, the proposed amendments to Policy 1.4.7 7 increase the
standard maximum density in the Coastal Rural land use category on Greater Pine Island
from 1 dwelling unit (DU) per 10 acres to allowing 1 DU per 2.7 acres.

¢ The proposed amendments to Objectives 14.2 and 14.8, and Policies 14.2.1-14.2.6, 14.8.1-
14.8.9 and Policy 109.1.1 update hurricane evacuation and mitigation requirements and
increase maximum hurricane evacuation clearance times from 16 to 18 hours for Greater

Pine Island. The 18 hour clearance time is based on analyses by Lee County Staff, which
included consultation with the Department of Community Development, Lee County
Department of Transportation, Department of Public Safety, traffic consultants and an
expert in hurricane evacuation and preparedness, to determine evacuation times using
current capacity calculations and different land use scenarios to assure that maximum
evacuation times in the event of a hurricane would be maintained. Policy 14.2.2 states that
when evacuation clearance times reach 16 hours, Lee County will develop mitigation
regulations and when evacuation clearance times exceed 18 hours, the County will impose
the additional mitigation measures.

e The proposed amendments to Policies 14.3.1, 14.3.3, 14.3.4, 14.6.1 and 14.6.2 establish
standards for residential land uses within Greater Pine Island in order to maintain the rural
character, the coastal environment, and the island’s unique natural resources.

o The proposed amendments to Objective 37.1 and Policy 37.1.1 modifies the minimum
acceptable level-of-service (LOS) standards on County-maintained transportation
facilities. The County’s adopted LOS standards on State transportation facilities remain
unchanged.

e The proposed amendment to Policy 109.1.5 establishes that development increasing
density within the Coastal High Hazard Area (CHHA) in Greater Pine Island requires that
the maximum 16-hour out of the county evacuation time or 12-hour evacuation time to
shelter be met for a Category 5 storm event. If development initiatives cannot meet these
criteria, amitigation plan for providing appropriate mitigation to satisfy these provisions
including, without limitation, the payment of money, contribution of land, or construction
of hurricane shelters and transportation facilities must be memorialized through a binding
agreement prior to adoption of the plan amendment.

www.dot.state. fl.us
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¢ The proposed amendment to Policy 4.2.4 allows bonus densities within the CHHA through
the County’s affordable housing program.

* The proposed amendments to the Glossary and Tables are made for consistency with
proposed Policy changes.

¢ Policy 6.1.2 provides for commercial development in non-urban future land use categories
to locate within 330 feet of adjoining rights of way of intersecting arterial and collector
roadways or two collector roadways with direct access to both.

F.S. 163.3184(3)(b)2 states State agencies shall only comment on important state resources and
facilities that will be adversely impacted by the amendment if adopted. In accordance with F.S.
163.3184(3)4(c), the Department of ‘Transportation offers the following comments limited to
issues within the agency’s jurisdiction as it relates to transportation resources and facilities of state
importance.

FDOT Comment #1:

The proposed amendment to Policy 1.4.7 includes an increase in the standard maximum
density from one dwelling unit (DU) per 10 acres to one DU per 2.7 acres for the Coastal Rural
land use category established for the Greater Pine Island Planning Community. In addition to
Policy 1.4.7, Policies 4.2.4 and 14.3.4 further support other increased residential densities on
Greater Pine Island.

Greater Pine Island is a barrier island which currently has a transportation network that is
limited to only one point of access to and from the mainland via Pine Island Road. While the
segment of Pine Island Road from Stringfellow Road to Burnt Store Road is a County facility
(CR 78), and the segment east of Burnt Store Road is a State facility (SR 78), the County
facility directly impacts the safety and operation of the State’s portion of Pine Island Road.
Following is a planning-level analysis of the roadway operations for Pine Island Road.

YEAR 2014/2015 ROADWAY CONDITIONS

Existing Conditions
3 LOS
Roadway From To 5187 | Peak-
} Std. | No.of | Service
pes ] e Ho%tr LOS | Acceptable?

2-Way
CR 782 Swingfellow Rd. | 4™ ds“’"’ N E 2 1830 | 1,083 E Yes
SR 78% Burnt Store Rd, Chiguita Blvd. N D 4 3,760 1,197 C Yes
SR 78 Chiquita Blvd. S““‘;l‘z:ﬂ“’“ N D 4 3760 | 2925 | ¢ Yes

1. Service Volume at the Lee County Adopted LOS Standard.
2. Based on 2015 rraffic count data.

www.dot.state.fl.us
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YEAR 2035 LONG-TERM HORIZON ROADWAY CONDITIONS
! 2035 Conditions
Roadway From To SIS? 23" No. of Service' .
Lnics Volume | AADT LOS [ Acceptable?

CR78 Stringfellow Rd, | BUTHSOre |y E 2 1830 | 1948 | F No

SR 78 Burnt Store Rd. Chiguita Blvd. N D 4 3.760 3,294 & Yes
Santa

SR 78 Chiquita Blvd, Barbara N D 4 3,760 4,536 F No
Blvd.

1. Service Volume at the Lee County Adopted LOS Standard.
2. The long term planning horizon year 2035 volume was obtained based on interpolation between existing and latest 2040 model
volumies (based on District 1 Districtwide Reglonal Planning Model)

Based on preliminary analysis, the roadway segments of Pine Island Road from Stringfellow
Road to Burnt Store Road and from Chiquita Boulevard to Santa Barbara Boulevard are
expected to fail to meet the County and FDOT LOS standards respectively by year 2035. The
Lee County MPO 2040 Long Range Transportation Plan identifies the segment of Pine Island
Road from Chiquita Boulevard to Santa Barbara Boulevard as a needed widening improvement
project (widening from 4 lanes to 6 lanes).

FDOT is concerned that the proposed text'amendments, which increase residential densities
on the Island, is anticipated to adversely impact the segment of Pine Island Road/SR 78 from
Chiquita Boulevard to Santa Barbara Boulevard.

FDOT Comment #2: _

The proposed amendments to TDR program Policies 1.1.2 thru 1.1.5 and 4.3.8 allow DU
densities to be increased above the existing maximum total density for TDUs created on lands
within the Greater Pine Island Planning Community. The program is intended to transfer
density out of the Greater Pine Island Community into more urbanized areas of the County,
thereby preserving lands within Pine Island. FDOT notes that until a Greater Pine Island TDR
project is proposed, the impact of the proposed changes to the TDR program on the roadway
network within Lee County cannot be determined.

FDOT Comment #3:
Based on the proposed text amendments in Policies 14.3.1, 14.3.4 and 14.3.5, it is unclear what
densities can and/or cannot be transferred onto Greater Pine Island.

Policy 14.3.1 states that only Greater Pine Island TDUs are permitted in Greater Pine Island
consistent with Table 1(a), Note 4, and that only the portion of Greater Pine Island defined as
Pine Island Center is eligible to receive Greater Pine Island TDUs. However, Table 1(a) states
that within the Future Urban Areas of Pine Island Center, rezonings allowing more than 3
dwelling units per gross acre must “acquire” the additional density utilizing TDUs that were
created from Greater Pine Island in accordance with Policy 14.3.4, or transfer dwelling units
in accordance with Policy 14.3.5.

www.dot.state.fl.us
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FDOT Comment #4:

Based on the information provided by the Applicant, there appears to be an inconsistency
between the existing Lee County Plan policies for hurricane evacuation times, the proposed
policy amendments, and F.S. 163.3178(8)(a).

Policy 109.1.5 states that a proposed comprehensive plan amendments that increase density
within a CHHA will not exceed a 16-hour evacuation time out of the County for a Category 5
storm event, or that the 12-hour evacuation time to shelter will be maintained. However,
proposed policies 14.2.2 and 14.8.3 establish a hurricane evacuation clearance time of 18 hours
for Greater Pine Island. F.S. 163.3178(8)(a) states that a proposed comprehensive plan
amendment shall be found in compliance with state coastal high hazard provisions if it will not
exceed a 16-hour evacuation time out of the County or the 12-hour evacuation time to shelter
is maintained for a Category 5 storm event, therefore this proposed amendment appears to be
in conflict with F.S. 163.3178(8)(a).

The proposed amendment data and analysis indicates current hurricane evacuation clearance
times for the Pine Island area to be 6.2 hours. However, it is unclear if the data and analysis
establishing the existing condition included all existing platted and buildable vacant lands on
the Island. FDOT notes that an adequate analysis of clearance times based on potential increase
of densities associated with this amendment to justify increasing clearance times to 18 hours
has not been provided.

FDOT Comment #5:

Policy 109.1.5 states that proposed comprehensive plan amendments that increase density
within a CHHA will not exceed a 16-hour evacuation time out of the County for a Category 5
storm event, or that the 12-hour evacuation time to shelter will be maintained. FDOT is
concerned that the proposed text amendment only applies to the CHHA and does not apply to
areas on Greater Pine Island outside of the CHHA. This Policy appears to be inconsistent with
F.S. 163.3178(8)(a). Further, since all residents of Greater Pine Island, including the CHHA,
must evacuate through the same constrained corridor, the most restrictive hurricane evacuation
time should be applied to all.

FDOT Comment #6:

Policy 109.1.4 restricts the ability to mitigate potential traffic impacts by discouraging a new
bridge to/from the island. Policy 14.2.3 places the burden on Lee County and FDOT to identify
potential improvements to mitigate impacts associated with increased density. In addition,
Table 2(a) identifies Pine Island Road (Matlacha) as a constrained roadway facility. Table 2(b)
identifies recommended operational improvements on constrained roads, which includes
constructing left turn lanes at intersections with local roads, where feasible.

FDOT is concerned that no data and analysis was provided indicating a maximum development
scenario resulting from the proposed amendments. Additionally, no capacity improvements
(especially along SR 78) are identified in support of the maximum development scenario to
maintain evacuation clearance time standards for Greater Pine Island.

www.dot.state.fl.us
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FDOT Comment #7:

The proposed amendment to Policy 4.2.4 allows bonus densities within the CHHA through the
County’s affordable housing program; however, it is unclear as to how much additional density
would be permitted under this program. The apparent lack of restrictions on maximum density
associated with affordable housing may create adverse impacts on Pine Island Road/SR 78 (a
hurricane evacuation route and a transportation resource and facility of State importance).

FDOT Comment #8:

The proposed amendment package includes Data and Analysis for hurricane evacuation times
from Greater Pine Island. The Department is concerned that FDOT was not included as a
reviewing agency on the methodology to evaluate hurricane evacuation. Other concerns
include peak period occupancy rates derived from surveys conducted during an off-peak period
in October, and no analysis was provided regarding the future development of vacant lands on
the Island based on existing and proposed comp plan amendments.

FDOT Comment #9:

Policy 6.1.2 provides for commercial development in non-urban future land use categories
within Lee County to locate within 330 feet of adjoining rights of way of the interesting arterial
and collector or two collector roads with direct access to both. FDOT notes that access to State
transportation facilities must meet FDOT access management standards per Access
Management Rule 14-96 and 14-97, Florida Administrative Code.

FDOT Comment #10:
Policy 109.1.5 references F.S. 163.3178(9). Please revise to the correct reference of F.S.

163.3178(8).

Strategies to Eliminate, Reduce or Mitigate Adverse Impacts:

Based upon FDOT comments herein, the proposed text amendments associated with the Lee
County 16-1ESR is anticipated to have adverse impacts on Pine Island Road/SR 78 (a hurricane
evacuation route and a transportation resource and facility of State importance). As a result, FDOT
recommends the following strategies to eliminate, reduce or mitigate these impacts.

a. As aresult of potential future development/redevelopment on Greater Pine Island based on
the proposed amendments, FDOT recommends the County include a policy stating that
Lee County will develop transportation mitigation strategies in collaboration with FDOT
and mitigate impacts to SR 78 resulting from said development/redevelopment.

b. FDOT recommends Lee County include a policy to coordinate with the Department in the
review of any TDU-related projects, to assess potential impacts of density increases on
State transportation facilities in areas where density is being transferred to (Receiving
Areas).

c. FDOT recommends a policy be included that restricts TDUs from other areas outside of
Greater Pine Island to be transferred onto Greater Pine Island as Receiving Areas.

www.dot.state.fl.us
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d. FDOT recommends evacuation times identified in Policies 14.2.2 and 14.8.3 be revised be
to reflect F.S. 163.3178(8)(a) to limit evacuation times from Greater Pine Island to shelter
to 12 hours or out of the County to 16 hours for a Category 5 storm.

e. FDOT recommends evacuation times identified in Policy 109.1.5 be revised be to be
consistent with F.S. 163.3178(8)(a) for shelter evacuation times, and apply to all proposed
comprehensive plan amendments on Greater Pine Island within the hurricane evacuation
zone for a Category 5 storm, and not just within the CHHA.

f. FDOT recommends the County conduct an analysis to determine the impact of future
development scenarios on evacuation clearance time standards for Greater Pine Island per
F.S. 163.3178(8)(a), and to identify needed improvements on SR 78 which may include
safety and operational improvements. Additionally, the Department requests to be included
as a reviewing agency for future methodologies on the analysis of hurricane evacuation
clearance times in Lee County and any event based operational mitigation strategies related
to State facilities.

g. FDOT recommends Policy 4.2.4 be revised to not allow bonus densities that would increase
density on Greater Pine Island in the CHHA. If affordable housing is constructed on
Greater Pine Island outside of the CHHA, the policy should be limited to the sending of
TDUs from Greater Pine Island.

h. FDOT recommends Policy 6.1.2 be amended to state that when seeking access to State
transportation facilities, FDOT must be consulted in accordance with Access Management
Rules 14-96 and 14-97, Florida Administrative Code.

Thank you for providing FDOT with the opportunity to review and comment on the amendment
proposals. The Department is available to discuss the above comments and recommendations at
your earliest convenience. Please free to contact me at (239) 225-1981 or
sarah.catala@dot.state.fl.us.

Sincerely,
Sarah Catala

SIS/Growth Management Coordinator
FDOT District One

CC:  Mr. Ray Eubanks, Florida Department of Economic Opportunity
Ms. Ana Richmond, Florida Department of Economic Opportunity
Ms. Brenda Winningham, Florida Department of Economic Opportunity
Ms. Carmen Monroy, Florida Department of Transportation
Mr. Lawrence Massey, Florida Department of Transportation

www.dot.state.fl.us
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