LEE COUNTY ORDINANCE NO. 16-07
PINE ISLAND COMMUNITY PLAN UPDATE
(CPA2015-00013)

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE
PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY
ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT
AMENDMENT PERTAINING TO THE PINE ISLAND COMMUNITY PLAN
UPDATE (CPA2015-00013) APPROVED DURING A PUBLIC HEARING;
PROVIDING FOR PURPOSE, INTENT, AND SHORT TITLE;
AMENDMENTS TO ADOPTED MAP AND TEXT; LEGAL EFFECT OF
“THE LEE PLAN”; PERTAINING TO MODIFICATIONS THAT MAY
ARISE FROM CONSIDERATION AT PUBLIC HEARING;
GEOGRAPHICAL APPLICABILITY; SEVERABILITY, CODIFICATION,
SCRIVENER’S ERRORS, AND AN EFFECTIVE DATE.

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

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

WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing
on the proposed amendment in accordance with Florida Statutes and the Lee County
Administrative Code on December 14, 2015; and,

WHEREAS, the Board held a public hearing for the transmittal of the proposed
amendment on January 20, 2016. At that hearing, the Board approved a motion to send,
and did later send, proposed amendment pertaining to Pine Island Community Plan
Update (CPA2015-00013) to the reviewing agencies set forth in Section 163.3184(1)(c),
F.S. for review and comment; and,

WHEREAS, at the January 20, 2016 meeting, the Board announced its intention to
hold a public hearing after the receipt of the reviewing agencies’ written comments; and,

WHEREAS, on March 16, 2016, the Board held a public hearing and adopted the
proposed amendment to the Lee Plan set forth herein.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT:
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SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance with
Chapter 163, Part I, Florida Statutes, and with Lee County Administrative Code AC-13-6,
conducted public hearings to review proposed amendments to the Lee Plan. The
purpose of this ordinance is to adopt map and text amendments to the Lee Plan
discussed at those meetings and approved by a majority of the Board of County
Commissioners. The short title and proper reference for the Lee County Comprehensive
Land Use Plan, as hereby amended, will continue to be the “Lee Plan.” This amending
ordinance may be referred to as the “Pine Island Community Plan Update
Ordinance (CPA2015-00013).”

SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT

The Lee County Board of County Commissioners amends the existing Lee Plan,
adopted by Ordinance Number 89-02, as amended, by adopting an-amendment, which
amends 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, known as Pine
Island Community Plan Update (CPA2015-00013).

The corresponding Staff Reports and Analysis, along with all attachments for this
amendment are adopted as “Support Documentation” for the Lee Plan. Proposed
amendments adopted by this Ordinance are attached as Exhibit A.

SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN”

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

SECTION FOUR: MODIFICATION

It is the intent of the Board of County Commissioners that the provisions of this
Ordinance may be modified as a result of consideration that may arise during Public
Hearing(s). Such modifications shall be incorporated into the final version.

SECTION FIVE: GEOGRAPHIC APPLICABILITY

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

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

SECTION SEVEN: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’' ERROR

It is the intention of the Board of County Commissioners that the provisions of this
ordinance will become and be made a part of the Lee County Code. Sections of this
ordinance may be renumbered or relettered and the word “ordinance” may be changed to
“section,” “article,” or other appropriate word or phrase in order to accomplish this
intention; and regardless of whether inclusion in the code is accomplished, sections of
this ordinance may be renumbered or relettered. The correction of typographical errors
that do not affect the intent, may be authorized by the County Manager, or his designee,
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the
Circuit Court.

SECTION EIGHT: EFFECTIVE DATE

The plan amendments adopted herein are not effective until 31 days after the
State Land Planning Agency notifies the County that the plan amendment package is
complete. If timely challenged, an amendment does not become effective until the State
Land Planning Agency or the Administrative Commission enters a final order determining
the adopted amendment to be in compliance. No development orders, development
permits, or land uses dependent on this amendment may be issued or commence before
the amendment has become effective. If a final order of noncompliance is issued by the
Administration Commission, this amendment may nevertheless be made effective by
adoption of a resolution affirming its effective status.
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EXHIBIT A

Note: Text depicted with underscore represents additions to the Lee Plan.
Strike-through text represents deletions from the Lee Plan.

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 (7-8
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, Iona/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, Iona/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
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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)

ut111z1ng Greater Pine Island Transfer of Development Un1ts zA:ny—bonﬁs—deﬂsmes—appﬂweé

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 prov1de the full mix of land uses typ10al of
urban areas. e A ~

eategefy—Hfgher—éen%me& Ceommermal development greater than nelghborhood 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 nroxnnltv to the Coastal ngh Hazard Area and Humcane Vulnerablhtv Zone

The standard maximum density is one dwelling unit per 2.7 acres (1 du/2.7 acres) ten-aeres
G-PUHO-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 21.as

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
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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 ¢) 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-neeessary-to-provide baste-commereial servieesto serve the island residents and visitors
as set forth in Policy 14.4.5, and Jow density residential uses-up-to-the-following densities.,

Bonus densities are not allowed in this land use category.

T T . N fonsi = Mok Tonsi it
uplands—that—are—preserved undevelopedtand-will-be | undevelopeddand-will
| native habi | i | ed

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.
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POLICY 4.3.8: Properties in a Mixed Use Overlay Zene;not-within-theCoastal High
Hazafd~Area—wﬂl—be—eeﬁsrdefed—as are preferred reeefvmg areas for fPraﬂsf:erab}e
chlevmg allowable bonus densrtyres Prolects utrhzrng Greater Plne 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: 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; and-ts support the viable and productive agricultural community and other local
businesses; and to protect the public health, safety and welfare of insure-thatisland residents and

visitors have-areasenable-oppertunity-te-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—unneecessarytoss—of will serve the long-term

preservation of native upland vegetation and wildlife habitat.

POLICY 14.1.3: Lee County will;-by1996; 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.
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OBJECTIVE 14.2: ROAD IMPROVEMENTS. The county will continually monitor traffic
levels w1th1n Greater Pine Island to eﬂ—Pme—Is}&Hd—Read—te—mswe—&lat—the—sum—ef—&t&eﬂffeﬂt

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 count;g hurrlcane evacuatlon for a Category_ 5 storm event that does not exceed 18 hours.

POLICY 14.2.3: Lee County with the Florida Department of Transportation to identify
hurricane evacuation roadway capacity improvements in order 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 entlre length of Strlngfellow Road Whefever—pessrble—tThls path should be
demgned TN similar to the

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.
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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-prehibitionincludes; - housing-density-benuses;-off-site

......

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);

3. 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

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 Hurban 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 (s&eh—as—Bekeeha—P}ﬁe}&ﬁd—
Matlacha,-and-St—James-City)-should-be Jimited 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;; and minor commercial uses to serve the day to day

needs of local r681dents and island visitors. Sueh-development-must-be-sited-and-designed

POLICY 14.4.3: The county will expand-the-commereial-design—standards—in—itsland
development-code-te provide specific architectural and site design standards for Greater
Pine Island in the Land Development Code-if-an-aceeptable-propesal-issubmitted-by-the
Greater-Pine Island-community. These standards must: weuld promote but not mandate
rehabilitation over demolition; require-smaller ratherthanlarger 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—buildings;—preserve mature trees wherever
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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.

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

process and be consistent with the following limitatiens:

e 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.

e 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.
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OBJECTIVE 14.6: AGRICUETURALUSESGREATER 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-produetive-agricultural-community
on-the-island—tee-County-will-pursue the incorporation of Greater Pine Island’s ineerperate
severaHand use“tools”sueh-aspurchase and transfer of development rights programs into the

Lee County Land Development Code-te-preserve-agrienltural-uses-onPineIsland.

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 Greater Pine Island TDR program will have the following
characteristics:

a. Creation of Transferable Development Units.
1. Up to one (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 XIll 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 [sland 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.
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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
evacuation decision-making planning.
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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: Comprehensive Plan amendments within Greater Pine Island must be
found con51stent with Pohcg 109. 1 5. w

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 XI 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.
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Transportation Element:

OBJECTIVE 37.1: GENERAL STANDARDS. —Ffem—ﬁme—eilpl&n—aéepﬂeﬁ—new—faerhﬁes
will-be-addedat-arateequalto—growth-demands- Establish non-regulatory 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:

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
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State Highway System during peak travel hours are “D” in urbanized areas and “C” outside
urbanized areas.

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

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.;—andRule—93-5:0055—FAC
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)

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.
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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).

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: By1995,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.
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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 or on islands 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

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. By20607%—-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,
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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)

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)
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computerized storm surge model and delineated by Map 5 of the Lee Plan as Future and Use-Map
Series required by Chapter 163.3177(6)(a)10.c.(VI), E.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
200ds and personal services, such as food, drug, sundries, and hardware items and has a
oross 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 XIII 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
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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 Hurricanes (SLOSH) computerized storm surge model. —requiring-evacuationin-the-eventof

becified-event{hurricane)as-determined-by-the SEOSH rpttermoede eethe

wie

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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TABLE 1(a)
SUMMARY OF RESIDENTIAL DENSITIES!

FUTURE LAND USE STANDARD OR BASE DENSITY
CATEGORY RANGE BONUS DENSITY
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 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.
3These maximum densities may be permitted by transferring density from non-contiguous land
through the provisions of the Bonus Den51ty Program identified in chapter 2 of the Land

4Wlthln 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 FDRs TDUs that were created from Greater Pine Island-Ceastal Rural-er-Greater Pine
Island-Urban-Categeries (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.

SWithin the Buckingham area, new residential lots must have a minimum of 43,560 square feet.
"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
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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:

(a) 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.

1n 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.
BSee Policies 33.3.2, 33.3.3, and 33.3.4 for potential density adjustments resulting from
concentration or transfer of development rights.

1% The maximum total density may be increased to 30 du/acre utilizing Greater Pine Island TDUs.
15 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.
Y The maximum total density may be up to 8 du/acre when utilizing Greater Pine Island TDUs.

'8 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 [L.and
Development Code.

Fhdhhbbbdbdbhbbbbhdrrhdbrdbhbrddbbiddbbrbddbrdbidbbidbbbhdbbddtddbdbbddhhtddidbidx
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TABLE 2(a)

CONSTRAINED ROADS
STATE AND COUNTY ROADS
ROADWAY SEGMENT MAINTENANCE CONSTRAINED
RESPONSIBILITY CONDITIONS
. ROW, Scenic,
Captiva Road A< .Pass/South Seas County Aesthetic,
Plantation .
Environmental
Daniels Parkway Metro Parkway/I-75 County ROW
Center Street/Big Carlos ROW, Scenic,
Estero Boulevard Pass County Aesthetic
. Big Carlos Pass/Bonita Scenic, Aesthetic,
Etckny Bonleyad Beach Road auy Environmental
) Colonial ROW, Scenic,
MeGiregor Boulevard Boulevard/College State Aesthetic, Historic,
(SR 867) .
Parkway Environmental
Pine Island Road Shoreview Drive/Little ROW, . S.cen{c,
. County Aesthetic, Historic,
(Matlacha) Pine Island .
Environmental
San Carlos Boulevard (SR 865) Center Street/Main ROW; . SEE,
- State Aesthetic,
(Mantanzas Bridge) Street .
Environmental
South of Daniels
US 41 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 (D (D (D)
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) €)) €))
Carlos Pass
Hickory Big Carlos | Left turn lane at new €)) )
Boulevard Pass/Bonita Beach | park entrance on
Road Lovers Key.
McGregor Colonial Provide a NB M )
Boulevard (SR | Boulevard/Winkler | right-turn lane Davis
867) Road Dr. to Colonial Blvd.
@)
Pine Island Road Shoreview Construct left turn @))] (D)
(Matlacha) Drive/Little lanes at intersections
Pine Island with  local roads,
where feasible
San Carlos | Center Street/Main €8 0 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 €y (1) 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:

(1)

operational improvements may still be possible and warranted in relation to d

Q Jas’:Va 2
' Gric—wa

OH

7. 00—

Additional
evelopment

approval requests.

(2) Indicates that the recommended improvement should increase the-estimated-servicevolume
multimodal system capacity of the facility.
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UsS 41 S. of  Daniels (1) (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) @)
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: )
(1) A '

operational 1mprovements may still be possible and warranted in relation to development

approval requests.

(2) Indicates that the recommended improvement should increase the-estimated-servicevolume
multimodal system capacity of the facility.
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