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This Document Contains the Following Reviews:

Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

NS SIS

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

N

Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: March 19, 2008

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTATIVE:
John Cauthen
Represented by Michael Roeder of Knott, Consoer, Ebelini, Hart & Swett PA
1625 Hendry St. Suite 301
Ft. Myers, FL, 33901

2. REQUEST:
Amend the Lee Plan Map 1, Future Land Use Map for a 13.5 acre parcel from the Rural to
the Commercial Future Land Use Category.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: .
Planning staff recommends that Map 1, the Future Land Use Map, be amended to change
the future land use designation of the subject area from the “Rural” land use category to the
"Commercial" land use category for the 13.5 acres subject property.

STAFF REPORT FOR February 25, 2009
CPA2006-15 . PAGE 1 OF 12




2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The subject parcel is an enclave of County land.

The subject parcel is in the Tropical Storm and Category 1 Hurricane Storm Surge zones and the
Coastal High Hazard Area (CHHA).

All of the necessary infrastructure is in place or can be provided to the subject parcel. The
proposed land use change will not cause future road network plan changes. The requested land use

change will have a minimal impact on public safety service providers.

The proposed amendment will cause the population accommodation capacity of the Future Land
Use Map to decrease in the Rural designated portions of the Pine Island planning community

The Commercial Future Land Use category does not permit residential uses.

Any commercial development would be required to follow the Planned Development process.

" The subject property is abutted by two arterial roadways: Veterans Parkway and Pine Island Road

(SR78)

Veterans Parkway is a “Limited Access” facility.

There is a Publix shopping center to the north across Pine Island Road. To the south is the Royal
Tee Country Club subdivision and to the east is a gas station. To the west across Veterans Parkway

is a large vacant parcel.

The proposed development is consistent with the site locations standards listed in Goal 6 ofthe Lee
Plan.

The proposed development is consistent with Policy 1.1.10, the Commercial future land use
descriptor policy of the Lee Plan.

C. BACKGROUND INFORMATION

1.

INTRODUCTION

The subject property is a 13.5 acre parcel at the southeast corner of Veterans Parkway and Pine
Island Road in Cape Coral. The parcel is currently zoned AG-2 and is in the Rural future land
use category on Lee Plan Map 1, the Future Land Use Map. The applicant is proposing to
change the future land use category from Rural to Commercial. The subject parcel is part of
an enclave of County land within the boundary limits of the City of Cape Coral. The land to
the abutting to the east, and across public rights of way on the west and north all lay within the
City of Cape Coral and are in the Pine Island Road District future land use category. Parcels
on the east and north have urban land uses. The property is abutted on the south by the Royal
Tee Country Club. It is a residential development which is zoned RS-2 and is in the Rural
future land use category. Abutting on the east is a gas station and vacant commercial land.
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North of the property across Pine Island Road is a community shopping center. Across
Veterans Parkway on the west is a vacant parcel. The applicant originally proposed to change
the subject property from Rural to Intensive Development. Planning staff met with the
applicant and requested that he consider changing the requested future land use category to
Commercial in order to mitigate some of staffs concerns with the proposed amendment.

2. COMPREHENSIVE PLAN BACKGROUND
The subject property has been designated Rural on the Future Land Use Map since 1984, the
year that the Lee Plan was adopted. Several Lee Plan policies are relevant to the proposed plan
amendment:

Policy 1.1.10: The Commercial areas are located in close proximily to existing
commercial areas or corridors accommodating employment centers, tourist oriented
areas, and where commercial services are necessary to meet the projected needs of the
residential areas of the County. These areas are specifically designated for
commercial uses. Residential uses, other than bona fide caretaker residences, are not
permitted in this future land use category except to the extent provided in Chapter XIII
of the Plan. The Commercial areas are areas where residential uses are not expected
or compatible due to the nature of the surrounding land uses and their location along
major travel corridors. The commercial designation is intended for use where
residential development would increase densities in areas such as the Coastal High
Hazard Areas of the County or areas such as Lehigh Acres where residential uses are
abundant and existing commercial areas serving the residential needs are extremely
limited.

The requisite infrastructure needed for commercial development is generally planned
or in place. New developments in this category must connect [o a potable water and
sanitary sewer system. Commercial andretail developments, hotels and motels, banks,

all types of office development, research and development, public, and other similar
development will predominate in the Commercial areas. Limited light industrial uses
are also permitted, excluding outdoor storage type uses. Any redesignation of land fo
the Commercial land use category should occur along major travel corridors and at
road intersections. The planned Development rezoning process must be used to
prevent adverse impacts to the surrounding areas and to ensure that appropriate site

development regulations are incorporated into the development plans of each site. A

maximum Floor Area Ratio (FAR) of 1 will be used as an index of intensity of
development in the Commercial category. Development in this future land use

category is not required to comply with the site location criteria provided in Goal 6
when appropriate site development regulations are incorporated into the planned
development.

POLICY 1.4.1: The Rural areas are to remain predominantly rural-that is, low
density residential, agricultural uses, and minimal non-residential land uses that are
needed to serve the rural community. These areas are not to be programmed to receive
urban-type capital improvements, and they can anticipate a continued level of public
services below that of the urban areas. Maximum density in the Rural area is one
dwelling unit per acre (I du/acre).

STAFF REPORT FOR : February 25, 2009

CPA2006-15

PAGE 3 OF 12




POLICY 1.7.3: The Urban Reserve overlay indicates areas that are suitable for
annexation into adjoining municipality. Urban Reserve areas are initially established
by interlocal agreements pursuant to section 163.31 71(1), F.S.

POLICY 6.1.2: All commercial development must be consistent with the location
criteria in this policy, except where specifically excepted by this policy or by Policy
6.1.7, or in Lehigh Acres by Policies 1.8.1 through 1.8.3.

POLICY6.1.7: Prohibit commercial developments from locating in such a way as to
open new areas to premature, scattered, or strip development; but permit commercial
development to infill on small parcels in areas where existing commercial development
would make a residential use clearly unreasonable.

POLICY 105.1.4: Through the Lee Plan amendment process, future land use
designations of undeveloped areas within coastal high hazard areas will be considered

for reduced density categories in order to limit the future population exposed to coastal
Sflooding.

POLICY 105.1.5: Zoning requests located in the coastal high hazard area will be
considered for reduced or minimum density assignments, in accordance with their
future land use category density range. This evaluation should be done in concert with
an evaluation of other individual characteristics such as compatibility with existing
uses, desired urban form, and availability of urban services.

PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Introduction

The proposed amendment is intended for an important location in the County. It is situated at the
intersection of a north-south inter-county road facility and an east-west State Road. Because of this,
development on this site will have greater impact than other properties of comparable size. The originally
proposed amendment was to redesignate the property to the Intensive Development future land use
category. Due to the large potential impact of residential development at this location, staff requested that
the applicant amend the request to the Commercial future land use category. In doing so, many of the
potential impacts of development on the subject property have been mitigated. This section reviews the
potential impact of the proposed amendment on residential and commercial development, environmental
issues and other criteria.

Population Accommodation :

The subject property is located in the Pine Island planning community. The current future land use
category on the subject property is Rural, which allow a maximum of 1 dwelling unit per acre. The subject
property would allow a total of 13 units which equals 27 residents (13 X 2.14 = 27.82). The Commercial
Future Land Use category does not permit residential development apart from caretaker residences and the
provisions of Chapter XIII of the Lee Plan. The relevant section of Chapter XIII addresses Minimum Use
Determinations and would only allow residential uses that would already be permitted under the current
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future land use category. Therefore, redesignating the property to the Commercial category would cause
areduction of 27 residents. Since the property is currently vacant, placing the property in the Commercial
future land use category will not increase residential density and decreases potential future residential
density. The Pine Island planning community is allocated 190 acres for the Rural Future Land Use
category. There are 710 acres of land designated Rural in the planning community, creating a deficit of
520 acres. The proposed amendment would decrease this deficit by 13.5 acres. The Pine Island planning
community is allocated 226 acres for commercial use. Of that, 154 acres are existing. This leaves a
remainder of 72 acres which is enough to accommodate the 13.5 acres of commercial uses that would be
possible under the Commercial future land use category.

School Impacts

The proposed amendment will reduce potential future residential density by 13 dwelling units. At a rate
of .316 students for every single family residence, eliminating the residential uses from this property will
result in a reduction of 4.108 students in the Lee County School District. This is an insignificant impact
on the School District.

Coastal High Hazard Area

The subject property is in the Tropical Storm and Category 1 Hurricane storm surge zones as depicted on
Plate 4 of the 1991 Hurricane Storm Tide Atlas for Lee County. The Coastal High Hazard Area (CHHA)
includes those areas within the Tropical Storm and Category 1 storm surge zones. Therefore the subject
property is within the CHHA. Lee Plan Policy 105. 1.4 requires that undeveloped areas within the CHHA.
be considered for reduced density to limit future populations exposed to storm surge flooding.
Redesignating the property to the Commercial future land use category will decrease the amount of
potential residential development within the CHHA. Lee Plan policy 105.1.5 states that zoning requests
in the CHHA will considered for reduced density in accordance with their future land use category. This
consideration will include other factors such as compatibility with existing uses and desired urban forms.
Any development in the Commercial Future Land Use category requires that the planned development
process be followed. This would conform to the special considerations listed in Lee Plan Policy 1.5.1.5
in future development review on the subject property. :

Environmental Issues

County Environmental staff have inspected the subject property. The site is heavily disturbed, and has
been used as a pasture. Storm water retention may be a concern because of the condition of the site with
regards to wetlands.

The applicant has not submitted a wetland determination by SEFWMD on jurisdictional wetlands.

Environmental staff report that the site appears to not historically bave been a wetland. The water
observed on the site was possibly due to development on surrounding parcels. This conclusion is
supported by the presence of Boca Fine Sand and Wabassa Sand soils on the site. Both of these soil types
are non-hydric, indicative of non-wetland conditions. These facts are in accord with the species survey
submitted by the applicant. The species survey reports no protected species or signs of protected species
were observed on the subject property.

Sheriffs Office -
A letter dated November 14, 2007 from the Office of the Sheriff states that the proposed amendment would
not affect the ability of the Lee County Sheriffs Office to provide core services.
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Fire

The subject property is served by the Matlacha-Pine Island Fire Control District. The chief of the district
has stated that the district is currently not able to maintain a sufficient level of service to the subject
property. The district is currently in the process of acquiring land for an additional fire station near the
subject property that would provide a sufficient level of fire service. The district is also acquiring land
approximately one quarter mile to the west of the subject property for an ambulance facility.

EMS

In a letter dated January 29, 2007, the Chief of Planning for the Lee County Division of Public Safety
stated opposition to any increase in residential density on the subject property. The applicant has
subsequently agreed to amend the proposal to the Commercial future land use category. This category
does not permit residential uses and therefore precludes any increase in residential density. Public Safety
staff have agreed with this conclusion.

Solid Waste

The applicant submitted a letter from Operations Manage of Lee County Solid Waste Division. The letter
states that the division is capable of providing service to the subject property and that plans have been
made to allow for growth to maintain long-term disposal capacity.

Parks, Recreation and Open Space ~

Parks and Recreation is one of the areas that are covered by minimum required levels of service. The Lee
Plan standard for minimum level of service for regional parks is 6 acres per 1,000 residents. The
mandatory level of service for community parks is .8 acres per 1,000 residents. Redesignating the property
to the Commercial category would cause a reduction of 27 residents. This would cause a reduction in
mandatory regional park acreage by .162 acres. The required community park acreage would be reduced
by .0216 acres.

Historic Resources

The applicant submitted an archeological inquiry about the subject property to the Division of Historical
Resources of the Florida Department of State. The Master Site file lists no previously recorded cultural
resources on the subject property. '

Transportation Issues

The subject property fronts on Veterans Parkway on the west and Pine Island Road on the North. Both
of these roads are classified as arterial roadways. Veterans Parkway is designated as a “Limited Access”™
facility. Access points are limited to those specified by Board resolution. That resolution currently limits
access from Veterans Parkway to a right in/right out connection approximately one-quarter mile south of
the intersection with Pine Island Road. There is a potential for an additional left-in connection at the south
property line assuming a joint access can be worked out with the Royal Tee Country Club subdivision.

Commercial Compatibility
Lee Plan Goal 6 outlines the Site Location Standards for commercial uses in Lee County. The subject
property is at the intersection of two arterial roadways. Under Lee Plan Policy 6.1.2 part 3, such an
intersection conforms to the location standards for “Community Commercial.” The Community
Commercial category lists that the site area be between 10 and 35 acres. At 13.5 acres, the subject property
conforms to this requirement.

STAFF REPORT FOR February 25, 2009
CPA2006-15 PAGE 6 OF 12




The Commercial future land use category permits a Floor Area Ratio of 1. The subject parcel is 13.5 acres
which equals 588,060 square feet of commercial. This exceeds the 400,000 square foot maximum listed
for the Community Commercial site location category. However, the Commercial future land use category
does not require that commercial development strictly comply with the site location standards listed under
Lee Plan Goal 6.

TLee Plan Policy 6.1.7 prohibits commercial development that is premature, scattered or strip development.

The intersection of two major arterial roadways provides a commercial node to prevent the creation of strip
development on Pine Island Road. Veterans Parkway is a limited access facility, which will prevent the
proliferation of driveways characteristic of strip development. A community shopping center is located
at the northeastern corner of the intersection. Therefore, the creation of commercial uses on the subject
property is not premature. '

Surrounding Zoning and Future Land Uses

The subject property is in close proximity to land that lays within the boundary of the City of Cape Coral.
The properties abutting on the east as well as the land directly across Pine Island Road and Veterans
Parkway are all within Cape Coral. All of these lands are designated as part of the Pine Island Road
District in the Future Land Use Element of the Cape Coral Comprehensive Plan:

"Pine Island Road District, illustrated in purple, is located along Pine Island Road from east of
Del Prado Boulevard, and west to Burnt Store Road. Under this land use designation, at least two

distinctive zoning categories will be allowed.: Village and Corridor zoning. The Village zone is
intended to promote maximum pedestrian friendliness and minimal automobile traffic between
residential areas, shopping destinations, a variety of entertainment establishments, and
employment opportunities. The Corridor zoning designation will be placed on the land located
between the Villages and will include larger scale, less pedestrian-oriented uses. In general terms,

Pine Island Road District will encourage mixed-use development at key intersections with major
North-South streets along Pine Island Road."

The parcels to the east and west of the subject property are zoned Corridor while the shopping center to
the north is zoned Village. Both of these categories support commercial land uses. These commercial uses
would be compatible with proposed commercial development on the subject property. The Pine Island
Road District is compatible with commercial development. Therefore, the proposed amendment conforms
to the Future Land Use Element of the Cape Coral Comprehensive Plan.

The only county land abutting the subject property is the Royal Tee Country Club subdivision to the south.
This golf course subdivision is zoned RS-2 and is largely, though not fully, built out. The subject property
abuts four or five residential lots in this community. Any commercial development on the subject property
would need to be buffered along this boundary. This would not be difficult for staff to require in the future
as any development in the Commercial future land use category is required to follow the Planned
Development process.

Annexation Issues

The subject parcel is adjacent to the Cape Coral City Boundary. The subject property is also identified on
Map 1, page 4 of 5, as part of an Urban Reserve Overlay. Lee Plan Policy 1.7.3 states that the Urban
Reserve Overlay indicates areas that are suitable for annexation into an adjacent municipality.

Planning staff has asked the applicant to provide discussion as to whether or not the applicant has
considered this issue, as it has always been the County’s policy to encourage annexation for the enclave
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parcels along Pine Island Road. The applicant has provided that the possibility of annexing has been
discussed, yet annexation is difficult as long as the property remains within the Greater Pine Island Water
Association franchise area. The applicant met with Cape Coral staff in 2005 and was told that utility
service would not be available until “probably 2020." At that time, the applicant chose not to apply for
annexation, but to apply for a Lee Plan amendment.

It is Planning staff’s understanding that the impediment to annexations in this area is the fact that the
subject parcel is located in the Greater Pine Island Water Association franchise area and involves the
release of water rights to the City of Cape Coral. In addition, the City Utility Plan does not show the area
receiving water/sewer services until sometime between the year 2010 and 2012.

B. CONCLUSIONS

The proposed amendment will reduce the population impact of development on the subject property.
Commercial uses are appropriate to the site and conform to the site location standards of the Lee Plan.
Commercial development on this site is also compatible with the future land use goals of the City of Cape
Coral. The Commercial future land use category will have a minimal impact on the School District.
Future commercial development on the subject property will require buffering against the residential lots
abutting the south boundary.

C. STAFF RECOMMENDATION
Planning staff recommend that the Board of Commissioners transmit the amendment to redesignate the
future land use on the subject property from Rural to Commercial.
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C.

PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: March 24. 2008

LOCAL PLANNING AGENCY REVIEW
Planning staff and the applicant gave brief presentations.
LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY ‘
1. RECOMMENDATION:
The LPA voted to transmit the proposed plan amendment. The LPA also voted to amend
Lee Plan Map 7, the Future Sewer Service Areas Map to include the subject property. One
LPA member asked the applicant about the planned uses for the subject property. The
applicant stated that the property would include a mix of general retail uses with the
possibility of hotel/motel space as well. Another member asked about the access to the
property from both Pine Island Road and Veteran’s Parkway. The applicant stated that they
would seek a shared access with the gas station to the east on Pine Island Road. He then
stated that there is a right-in/right-out access on Veteran’s Parkway as previously
designated by the Board of County Commissioners. The applicant may seek a shared
access with the Royal Tee subdivision abutting the south side of the property.
2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The LPA accepted the findings of fact as advanced by staff.
VOTE: :
NOEL ANDRESS | AYE
LES COCHRAN AYE
RONALD INGE ABSENT
JACQUE RIPPE ABSENT
CARLETON RYFFEL AYE
LELAND M. TAYLOR ABSENT
RAE ANN WESSEL AYE
STAFF REPORT FOR February 25, 2009
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW:
The Board of County Commissioners provided no discussion concerning the proposed plan
amendment. No public input was provided concerning the proposed plan amendment. This item was
approved on the consent agenda.

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:
The Board of County Commissioners voted to transmit the proposed plan amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board accepted the finding of facts as advanced by staff and the LPA.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR February 25, 2009
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: January 16, 2009

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS
The Department of Community Affairs provided no Objections, Recommendations, or Comments on
the proposed amendment.

B. STAFF RESPONSE
Planning staff recommend that the Board of County Commissioners adopt the proposed amendment as

transmitted.
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: February 25. 2009

. BOARD REVIEW:
This plan amendment was approved as part of the consent agenda. The Board provided no discussion
concerning the proposed plan amendment. No Members of the public appeared.

. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:
The Board of County Commissioners adopted the proposed plan amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The Board of County Commissioners accepted the finding of facts as advanced by Staff and the

LPA.
. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR February 25, 2009
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Lee County Board of County Comrnissioners

Department of Community Development

Division of Planning

Post Office Box 398

Fort Myers, FL. 33902-0398

Telephone: (239) 479-8585

A0y 'D FAX: (239) 473-8519
e wm

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

(To be completed at time of intake)

DATE REC'D - RECD BY:
APPLICATION FEE _ TIDEMARK NO:

THE FOLLOWING VERIFIED: :

Zoning —[:]—‘ Commissioner District L

(To be completed by Planning Staff)
Plan Amendment Cycle: D Normal [:] Small Scale | DRI [::] Emergency

Requesl No:

Answer all questions completely and accurately. Please print or type responses. if
ar‘ditimn | space is needed number and attach additional sheels. The total number of

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Additional copies may be
required for Local Planning Agency, Board of County Commissioners heanngs and the
Department of Community Affairs’ packages.

| the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents
provided are complete and accurate to the best of my knowledge.

| 4l Ol el

SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE

/\||_.
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I. APPLICANT/AGENT/OWNER INFORMATION

John Cauthen

APPLICANT

4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CITY STATE pAI
239-851-3830 239-334-2952
TELEPHONE NUMBER FAX NUMBER

Michael E. Roeder, AICP E

AGENT? :

~ 1625 Hendry Street, Suite 301
ADDRESS
Fort Myers - ’ FL 33901
CITY S STATE ~ZIP
239-334-2722 239-334-1446
TELEPHONE NUMBER FAX NUMBER

3150 SW Pine Island Rd, LLC
OWNER{sYOF RECORD
4353 Michigan Link

ADDRESS

Fort Myers FL 33916
CITY N STATE Z1P
239-851-3830 239-334-2952
TECEPHONE NUMEER FAX NUMBER

Name, address and qualification of additional planners, architects, engineers,
environmental consultants, and other professionals providing information contained
in this application.

* This will be the person contacted for all business relative to the application.
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. REQUESTED CHANGE (Please see ltem 1 for Fee Schedule)

A. TYPE: (Check appropriate type)

E:) Text Amendment Future Land Use Map Series Amendment
(Maps 1 thru 21)
List Number(s) of Map(s) to be amended

B. SUMMARY OF REQUEST (Brief explanation):

Map amendrhent from Rural to Commercial.

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

A. Property Location:
1. Site Address: 3150 SW Pine Island Road, Cape Coral, FL 33991

2. STRAP(s): ~20-44-23-00-00002.0000

B. Property Information

Total Acreage of Property: 13.5 + acres

Total Acreage included in Request: 13.5 + acres

Area of each Existing Future Land Use Category: Rural

Total Uplands: 13.5 acres

Total Wetlands: NA

Current Zoning: AG=Z2

Current Future Land Use Designation_Rural

Existing Land Use: Vacant

Tee County Comprehensive Plan Amendment PageJof 5
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C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay: NA

Airport Noise Zone 2 or 3: NA
Acquisition Area: NA
Joint Planning Agreement Area (adjoining other jurisdictional lands): NA
Community Redevelopment Area: NA

D. -Proposed change for the Subject Property:  Intensive Development

E. Potential development of the subject property: .
1. Calculation of maximum allowable development under existing FLUM:

Residential Units/Density 1 unit per acre

Commercial intensity

Industrial intensity

2. Calculation of maximum allowable development under proposed FLUM:

Residential Units/Density 14 units per acre (181 total residential units)
Commercial intensity 400,000 square Teet

Industrial intensity

V. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the
preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)
A. General information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5” x 11") for inclusion in public hearing packets.

Lee County Comprehensive Plan Amendment Page 4 of 9
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The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1.

2.

'U']

co

Provide any proposed text changes.

Provide a Future Land Use Map showing the boundaries of the subject
property, surrounding street network, surrounding designated future land
uses, and natural resources.

Map and describe existing land uses (not designations) of the subject
property and surrounding properties. Description should discuss consistency
of current uses with the proposed changes.

Map ‘and describe exxstmg zoning of the subject property and Surroundmg
propertles :

et atatra

P T Y S\ Fme ot P P N AV IS S |
] O ine requesied Chon‘dc;.

he fegal gesci iption(s
A copy of the deed(s) for the property subject to the requested change.
An aerial map showing the subject property and surrounding properties.

If applicant is not the owner, a letter from the owner of the propery
authorizing the applicant to represent the owner.

B. Public Facilities Impacis

NOTE: The applicant must calculate public facilities impacts based on a

I

maximum development scenario (See Part I1.H.).

1. Traffic Circulation Analysis

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

Long Range — 20-year Horizon:

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

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by typeletc.);

Cee County Comprehénsive Plan Amendment Page5of 9
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C.

If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff.
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those maodifications and the
effect on the financial feasibility of the plan;

An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change; - '

If the proposal is based on a specific development plan, then the site plan
should indicaté how facilities from the current adopted Financially Feasible

DI~ P s Dot Pavs

— MEE S
G /or the Cfficial T fanicways l\nap will be aCCommocaalen.

Short Range — 5-year. CIP horizon:

a.

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

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

Projected 2020 LOS under proposed designation (calculate anticipated

number of trips and distribution on roadway network, and identify resuiting
changes to the projected LOS);

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

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

2. Provide an existing and future conditions analysis for:

a.
b. Potable Water

C.

d. ! cur\S ucCrcauOn and O wpen S]J

Sanitary Sewer

Surface Water/Drainage Basins

Analysis should include (but is not limited to) the following:

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

Tee County Comprehensive Plan Amendment Page 6 of §
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« Current LOS, and LOS standard of facilities serving the site;

» Projected 2020 LOS under existing designation;

« Projected 2020 LOS under proposed designation;

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

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

3 Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:

~a. Fire protection with adequate response times;
- b. Emergency medical service (EMS) provisions;
c. Law enforcement; s
c. Solid Waste;
~ AN Temmeite ~r A
Q. wWiddS irdrisiy, diiyu
e. Schools.

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and 1l for their evaluation. This application should include

the applicant’s correspondence to the responding agency.

C. Environmental Impacts
Provide an overall analysis of the character of the subject property and

surrounding properties, and assess the site’s suitability for the proposed use
upon the following:

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

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

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

4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands.

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

Tee County Comprehensive Plan Amendment Page7of5
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D. Impacts on Historic Resources

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

1. A map of any historic districts and/or sites, listed on the Florida Master Site

File. which are located on the subject property or adjacent properties.

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

map for Lee County.

E. Internal Consistency with the Lee Plan

1.

N

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

{ y the proposed
valuation of all relevant
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Describe how the proposal affects adjacent local governments and their
comprehensive plans.

List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment.

F  Additional Requirements for Specific Future Land Use Amendments

1.

Regquests involving Industrial and/or categories targeted by the Lee Plan as

Towd

employment centers (to or from)

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

b. Provide data and analysis required by Policy 2.4.4,

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

Requests moving lands from a Non-Urban Area to a Future Urban Area

a. Demonstrate why the proposed change does not constitute Urban Sprawi.
indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.

Lee County Comprehensive Plan Amendment Page 8 of9
Application Form (06/06) G:AAMS\Cauthen\Resubmittal(3\CompPlanAmendmentApp.wpd




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

2. Requests moving lands from Density Reduction/Groundwater Resource must
fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.

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

analysis.

ltem 1: Fee Schedule
Map Amendment Flat Fee v $2,000.00 each

Ma “Amendment > 20 Acres ’ $2.000.00 and $20.00 per 10 acres
Small Scale Amendment (10 acres or less) | $1,500.00 each

| Text Amendment Flat Fee ‘ A $2,500.00 each

Page 90§
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AFFIDAVIT

I, Johnson W. Cauthen as Managing Member of 3150 SW Pine Island Road, L1 C,
a Florida Limited Liability Company -, certify that | am the owner or authorized
representative of the property described herein, and that all answers to the
questions in this application and any sketches, data, or other supplementary
matter attached to and made a part of this application, are honest and true to the
best of my knowledge and belief. | also authorize the staff of Lee County
Community Development to enter upon the property during normal working hours
for the purpose_of investigating and evaluating the request made through this

' Ve o8

gn%'{a/ofo_%er or ownér%s%hsriﬁvagent . /Date /

SOHatron Ly, Copmien

Typed or printed name

STATE OF FLORIDA)
COUNTY OF LEE )

The foregoing instrument was certified and subscribed before me this oL 7
day of \5_5(797 200646 , by  Johnson W. Cauthen as Managing Member of 3150
SW Pine Island Road, LLC, a Florida Limited Liability Company , who is

personally @ho has produced as

identification.

Yssree By Tpssas

(SEAL) o™, CANDICEL FREESE  Signature of notary publﬂ:
. @ . MY COMMISSION £ DD 502750
S9E#  EXPIRES: Janvary 28, 2010

SN N .
e oo Bondad Thry Budget Notwry Services

Printed name of notary public




Existing L.and Uses
EXHIBIT A.3

The subject property is vacant and designated Rural on the County’s land use map. To the north of
the subject property is Pine Island Road and then a large shopping center anchored by Publix. This
property is located in the Pine Island Cormdor District in the City of Cape Coral. To the west of the
subject property is Veterans Pkwy. and beyond that is a vacant parcel that is also a part of the Pine
Island Corridor District. To the south is the Sandoval Residential Development in the City of Cape
Coral and to the east is a Shell Gas Station in the Pine Island District Cormidor and also Royalty
Country Club which is in Unincorporated Lee County and is designated Rural.
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EXHIBIT A.6

This instsument preparcd by: | DR R

Bumnt Store Title Services, lnc.
15500 Burnt Storc Rd_, Suite 106

Pan Gorda, FL 33950 e 1NSTR # 6359376
941-833-1067 P A g . .
OR Br 84367 Pgs #edz - 2135 (1cpys)

Debbic Bollinger ROt -
WECURDED B7/1%57cloa Bi:cliab #h
Property Appraiscr's CHARLIE GREEN, CLERK OF CUURT
Parccl fdentification WNo: 20-44-23-00-00002.0000 LSk COUlTr, FoORIDA
DEED DOC 23,665.98
DEPUTY ULERE 6 3hevwoce
Warranty Deed by Trustee
Q (,\O (Section 689.071, Florida Statutes)
St
\3 THIS INDENTURE, made July IS~ 2004, between Ronald A. York, Trustee and James

/ \ L. Bevillard, Trustee Under Trust Dated 11/14/1989, pursuant io Florida Statute 689.071 unde
Y the provisions of the unrecorded Trust with full power and authonty m them jointly, or if one dies, then
% in the survivor (o protect, conserve, and to sell. or to lease, or to encumber or otherwise to manage and
dispose of the real property described hereafter under the authority of 689.071, Florida Statute (1981),

whose post office address is 4524, SE 16" Place Suite3, Cape Coral, Florida 33904Grantor* and 3150

SW Pine Island Road LLC, a Florida limited liability company, Grantee*, and whose post office

address is LA 2 Khehegdae Loy ko FH iVigers i 32774
Ao S B L L

covy OF C.Dr\I?DF‘M‘Dr\ éo{,u)r\&ad::i ko Cirhed

*"Grantor” and "Granice” are used for singular or plural, as context requircs.

Witnesseth:

That the Grantor, for and in consideration of the sum of TEN and 00/100 DOLLARS (3] 0.00) and other
good and valuable consideration, to Grantor in hand paid by the Grantcc, the receipt whereof 15 herehy
acknowledged. has granted, bargained and sold to the Grantee, and Grantee's heirs and assigns forever. the
tollowing described land, situate, lying in Lee County, Florida, to wit:

See Exhibit A’ attached hereto and expressly made a part hereof.
This deed is exccuted subject 1o restrictions, reservations and easements of record and taxes for the current year

TN RYa Nl
TO BAVE AND

successors, and assigns, forever, with the appurtcpances

TO HOLD, this real estate in fee simple o the gra

his real es fee simple fo the

nd the grantee's heirs,

AND, the grantor hereby covenants with said grantce that the grantor)s lawfully scized of said land w
fee simple: that the grantor has good and lawful authonty to scll and convey said land: that the grantor hercby
fully warrants the title to said land and will defend the same against the Jawtul claims of all persons whomsoever,
and that said land is free of all encumbrances, except taxes accruing subsequent to December 31, 2002, and
easements and restrictions of record, if any, but this reference to said restrictions shall not serve to reimpose the

same.

It is cxpressly understood and agreed by and benween the parties hereto, anything hercin to the contrary
notwithstanding, that each and al} of the warranties, indemnities, represcntations, covenants, undertakings and
agrcements hercin made on the part of the Trustee while in form purporting to be the warrantics, indemmus,
rcpresentations, covenants, undcrtakings and agreements of said Trustee are nevertheless each and every one of
them, imade, and intended not 2 personal warranlics, indemnities, representations, covenants, undertakings and
agreements by the Trustec or for the purpose or with the intention of binding said Trustee personally but are madc
and intended for the purpose of being only that portion of the trust property specifically described herem, and
this instrument is exccuted and delivered by said Trustee not in his own right, but solely in the exercise of powers
conferred upon him as Trustee and that no personal hability or personal responsibility 15 assumed by nor shall
at any time be asscrted or enforceable against the Trustee or any of the beneficiaries under said Trust Agreement

on accomnt of this instrument.
FURTHER, GRANTOR herein, being first duly sworn by the undersigned and by execution hereof,

deposes and says: that the named Declaration of Trust set forth above, remains n full force and effect, never
having been terminated and/or revoked. That said Declaration of Trust provides that the Trustce shall have the

Book4367/Page202 Page 1 of 12




express power to sell, assign, exchange, convey and otherwise transfer any part or all of the property held under
the terms of the trust at such times and upon such terms and conditions as the trustee may determine prudent and
for the best interest of the trust estate and to receive and receipt for the proceeds of the sale. Further, that the
property is not considered homestead property of the grantor or its beneficiaries under the meaning of the laws
of the State of Florida.

IN WITNESS WHEREOTF, the said grantor has hereunto set grantor's hand and seal the day and year
fitst above written:

Signed, sealed and delivered /
in our presepge: !
ey

Signgfure oFFirst Witness RONALD ANYORK, TRUSTEE
Printed Name: Paul Sabutis. )

O esn O idebrs- Aehutin \ )

Signature of Second Witness JAMS L. BEVILLARD, TRUSTEE

Printed name: Frances A. Weber—-Sabutils

STATE OF FLORIDA
COUNTY OF

| HEREBY CERTIFY that on this date, before me, an officer duly qualified in the State aforesaid and
in th= County aforesaid to take acknowledgments, personally appeared Ronald A. York, Trustee and James L.

Bevillard, Trustee Under Trust Dated 11/14/1989, who executed the foregoing instrument in his/her/their
personal or authorized representative capacity(ies) indicated above, and

¥ who is personally known to me by ongoing acquaintance of 2 0@ months, or

[ ] who has produced their as identification,

WITNESS my hand and official seal in the County and State last aforesaid this I15th day of

July ,20 04 =
e}"’l‘t Karen Gemma Mayas
¥ ;t ", My Commission DD171930 W/ s 7T

o
340,,@? Expires Feorsary 13, 2007 Notydy Publi€ Karen Gemma Ha{és
(NOTARY SEAL)

Printed Notary Signature
My commission expires: 02/13/2007 '
My Commission Number pp171930

Book4367/PageZu3 rPage 2 of 12




Exhibit “A”

A portion of the E %2 of the E of the E % of the NE % of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine Island
Road (SR No. 78) AND a portion of the W 3, of the W % of the NW V4 of the NW % of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for
said Pine Island Road (SR No. 78), said portions being more particularly described as-follows:

Commence at a railroad spike marking the NW corner of said Section 20; thence S 0 degrees
11°50" W along the West line of said NW %4 of Section 20, 33.00 feet to an intersection with the
South right of way line of said Pine Island Road (SR No. 78); thence due East along said right of
- way line, 134.84 feet'to a steel pin with a plastic cap bearing the stamp LB 697 and the Point of
Beginning; thence continue due East along the said right of way line, 370.96 feet to a steel pin
and cap; thence S 00 degrees 03'41" W, 1,299.58 feet to a steel pin and cap; thence N 89
degrees 53'31" W, 508.88 feet to a 2 v "round concrele monument marking the SW comer of
said West % of the W % of the NW % of:the NW % of said section 20; thence N 89 degrees

71 feet to & steel pin and ¢ap; thence N 00 degrees 10'39" E, 861.77 feetto 2

steel pin and cap; thence S 89 degrees 49'21" £, 300.00 feet to a steel pin and cap; thence N 00

degrees 10'38" E, 436.24 feet to a steel pin and cap and the Point of Beginning. LESS and

EXCEPT Burnt Store Extension road right of way described in Order of Taking recorded
- September 30, 1999 in O.R. Book 3173, Page 1317, Public Records of Lee County. Florida.
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Date: 7/15/04 Time: 11:30 AM To: 8 9352534 . HEA Fort Myers raxX rage: vus vuao

-

'

FLORIDA DEPARTMENT OF STATE

Glenda E. Hood s
Secretary of State

July 13, 2004

SARA LEA
cSsc
TALLAHASGSEE, FL

The Articles of Organization for 3150 S.W. PINE ISLAND ROAD, L.L.C. were filed on
July 13, 2004, and assigned document number 104000051703. Please refer to this
number whenever corresponding with this office. :

In accordance with section 608.406(2), F.S., the name of this limited liability company is
filed with the Department of State for public notice only and is granted without regard to
any other name recorded with the Division of Corporations.

The cerlification you requested is enclosed.

A limited liability annual report/uniform business report will be due this office between
January 1 and May 1 of the year following the calendar year of the file date. A Federal
Employer Identification (FEI) number may be required before this report can be filed.
Please apply NOW with the Internal Revenue Service by calling 1-800-829-3676 and

,reqnp.tling Iorm 8SS5-4

Please be aware if the limited liability company address changes, it is the responsibility
of the limited liability to notify this office.

Should you have any questions regarding this matter, please contact this office at the
address given below. '

Buck Kohr

Document Specialist

Registration/Foreign Qualification

Division of Corporations Letter Number: 604A00044563

Account number: 072100000032 Amount charged: 155.00

Division of Corporations - P.O. BOX 6327 -Tallahassee, Florida 32314

Book4367/Page206 Page 5 of 12




Dste: 7/15/064 Tiwe: 11:30 AM  To: 8 9392534 R&A Fort Myars Fax Page: 005-008
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Bepartment of Htate

I certify the aftached is a true and correct copy of the Articles of Organization of
4150 SW. PINE ISLAND ROAD, L.L.C., a limited liability .company organized

" Under the laws of the siate of Florida, filed on July 13, 2004, as shown by the
records of this office.

]

e
Sie

The document number of this limited liability company is LO4000051703.
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Given under my hand and the A
Great Seal of the State of Florida 0
al Tallahassee, the Capital, this the e
Thirteenth day of July, 2004
&

o) (@s>

Gt & Moco/ i
Blenda EE- gﬁnnb Y

Sserrelary of State
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R5A Fort Myers bFax rage: UuB-ULUB

Date: 1/15/064 Time: 11:30 AM To: /] 9392534
[
“o e v
e s s
ARTICLES OF DRGANIZATION FOR FLORIDA L e
LIMITED LIABILITY COMPANY Uy o3 <)
OF L3 %
. PSS TR
\/0/ ~
3150 S.W. PINE ISLAND ROAD, L.L.C. 20
<)
2
ARTICLET
Namot

The name of this Limited Liability Company is 3150 S.W. PINE ISLAND ROAD, L.L.C.

ARTICLET
Address

The mailing address and street address of die principal office of the Limited Liability Company 15
4353 Michipgan Link Fort Myers, FL 33916,

ARTICLENL

Duratian

The period of duration of the Limited Liability Company is in perpetuity exccpt as may be terminated
pursuant to the Limited Liability Operating Agreement.

ARTICLETY

Registered Office snd Agent

The initial registesed office of this Comp'lauy shall 4353 Michigan Link Fort Myers, FL 33916,
Telephone: (239) 334-7343, and its initial registered agent at such office shall be Johnsou W. Cauthea.

ARTICLEV
Management

The Limited Linbility Commpany shul] be managed by & Manager in accordance with regulations edopied
by the members for the management of the business and affairs of the Company. These reguletions may contain
additional provisions for the reguletion and ranagement of the affairs of the Company consistent with law or these
articles of organization. The namces and addresses of the members of the Coropariy are:

Book4367/Page208 Page 7 of 12



REA Fort Myers Fax Page: LULJ LUB

Gate: 7/15/04 Time: 11:30 aM  To: & 9392534

4291 Willtams Road

Albert O’Donncll
’ Estero, FL. 33928

4291 Willtamns Road

Parricia O"Donnell
Estero, FL 33928

ARTICLE VI
Admiksion of Additianal Mcmbsrs

Additional members will be admitted only with tho unanfimous cofsent of 21l Members upon suchierms as

are unanimously agreed to by all Members.
CARTICLE VI
Members Rights ro Continue Business ‘
The remaining members of the Limlied Liability Company chall have the right to continue the business on

the denth, retiranent, resignation, expulsion, bankruptey, or dissolution of a member or the occurrence of any other
event which terminetes the cantinued membership of 2 member in the Limited Liability Company.

Dated this 1 2‘\ day of July, 2004.

Fruzd ol [T

>

—t
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REA Fort Myers Fax Pages: OO0H-0O0B

Cate: 7/15/¢4 Tame: 11:30 AM To: @ 5382534

CERTIFICATE OF DESIGNATION OF
REGISTERED AGENT/REGISTERED OFFICE

PURSUANT TO THE PROVISIONS OF SECTION 608.415 OR 608.507, FLORIDA STATUTES, THE UNDERSIGNED LIMITED
LIABILITY COMPANY SUBMITS THE FOLLOWING STATEMENT N DESIGNATING THE REGISTERED

OFFICE/REGISTERED AGENT, IN THE STATE OF FLORIDA:

1. " The nurve of the Limited Liability Company is 3150 S.W. Pinc Island Road, L.IL.C. .

2. The name and address of the registered agent and office is:

- JOHNSON W. CAUTHEN
4353 Michigan Link

Tclephione: (239) 334-7343

Having been named as registered agent and to accept service of process [or the above-stated Limited Liability

Company at the place designated jn this certificate, [ hercby accopt the sppointment a8 registered agent and agree
to act in this capecity. | further sgres to comply with the provisions of af] statutes releting to the proper and
complete performance of my duties, and [ am familiar with and aceept the obligarions of my position as registered

agent.

Dated” July ) e 2004

Faprd ofd Ayt

Book4367/Page210 Page 9 of 12



MEMBER'S AFFIDAVIT

The undersigned, being all of the Members of 3150 S.W. PINE ISLAND ROAD, L.L.C,,
a Florida limited liability company (the "Company™), who being by me first duly sworn, state
as follows:

1. That the Company owns the real property described as follows:

See attached Exhibit "A”

. 2. That thé under’éigr_\ed, Johnson W. Cauthen, Albert O'Donnell and Patricia
O'Donnell (the "Members”) represent all of the members of the Company.
3. That Johnson W. Cauthen {the "Manager’) is the Manager of the Company.
3 That the Manager, on behall of the Company, is authorized o obiain a ioan or

loans from COLONIAL BANK, N/A, its successors and/or assigns (the "Bank’) to the Company,
without limit as to amount, including any amendments, modifications, or renewals thereof, on
such terms and conditions required by Bank, and to encumber any and all property of the
Company, including, but not limited to, the Real Property, as security for said loan or loans, on
such terms and conditions as required by the Bank. The Manager, on behalf of the Company, is
authorized to execute and deliver to the Bank any and all documents requested by the Bank to
evidence or secure said loan or. loans, including, but not fimited to, promissory notes,
mortgages, security agreements, assignments, financing statements and any other instruments
requested by Bank, and any amendment, modification or renewal of the same.

4. That the Articles of Organization and Operating Agreement delivered to the Bank
are a true and correct copy of the Articles of Organization and Operating Agreement of the

Company, and said Articles and Operating Agreement havs,nol pbeen amended, modified, or
terminated, and the Company is in full force and effect ay@ ng n dissolved.

n W. Cauthen

Albert O’Donnell

Patricia O'Donnell

Page 1
#169834 — 07/14/2004
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STATE OF FLORIDA .
COUNTY OF LEE

2004, by JOHNSON W. CAUTHEN, who @ is personally known to me or who {1 has produced

as identification.
i) yé Z

DEBBIE BOLLINGER

The foregoing instrument was acknowledged before me this )6 day of July,

NOTARY RUBBER
OR EMBOSSED S

LEA BOLLINGER—
{nssion #cc Rapded Name

FL NOTARY SERVICE & BONOBKI¥siAn No. Expiration Date

STATE OF FLO
COUNTY OF LEE

o

The foregoing instrument’was acknowledged before me this AN day of July,
RT O'DONNELL, who L is personally known to me or who ["{ has produced-

o
B ULt

; R

AP A b
Go4d, o

U WO L

as identification.

1
3 H
¥ AL

NOTARY RUBBER STAMP SEAL .~ ~rm
OR EMBOSSED SEAL

CpoRAH LEATRIIGWGEERME 5

\ 1 .
& %Qf Y COMMISSION #CC 98478 ¢
2w EXPIRES: N EhRR8dion No. Expiration Date
%ii@‘;& £ NOTARY SERVICE & BONDING, W
STATE OF FLORIDA e

COUNTY OF LEE

The foregoing instrument was acknowledged before me this /5 day of July,
2004, by PATRICIA O'DONNELL, who [] is personally known to me or who [ has produced __ )

, f /= e /»A
7 ¢ 9>

Notary B -
NOTARY RUBBER STAMP SEAL PﬁEBBIE BGLL'NGEH
OR EMBOSSED SEAL Printed Name

Commission No. Expiration Date

NI NN L T

DEBORAH L.EA BOLLINGER
MY COMMISSION #CC 98478

EYPIPE3: NGV 29, 2004
FL NOTARY SERVIGE & BONDING, ING.

#169834 — 07/14/2004
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Exhibit “A”

A portion of the E %2 of the E %2 of the E ¥ of the NE ¥ of the NE % of Section 19, Township 44
South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way for Pine lsland
Road (SR No. 78) AND a portion of the W % of the W ¥ of the NW % of the NW 4 of Section
20, Township 44 South, Range 23 East, Lee County, Florida, LESS and EXCEPT right of way
for said Pine lsland Road (SR No. 78), said portions being more particularly described as
follows: Commence at a railroad spike marking the NW comer of said Section 20; thence S 0
degrees 11'50" W along the West line of said NW % of Section 20, 33.00 feet to an intersection
with the South rght of way Ine of said Pine Island Road (SR No. 78); thence due East along
said right of way line, 134.84 feet o a steel pin with a plastic cap bearing the stamp LB 697 and
the Point of Beginning; thence contnue due East along the said right of way line, 370.96 feet to.
a steel pin and cap; thence S 00 degrees 03'41" W, 1,299.58 feet to a steel pin and. cap; thence
N 89 degrees 53'31" W, 508.88 feet to a 2 ¥ “round concrete monument marking the SW comer
of said West % of the W % of the NW % of the NW ¥ of said section 20; thence N 89 degrees
27387 W, 164.71 fegt to a steel pin and cap, thence N 00 degrees 10°39" E, 861.77 feet to a
steel pin -and cap; thence S 89 degrees 49217 E, 300.00 feet to a steel pin and cap; thence N
00 degrees 10'39" £, 436.24 feet to a steei pin and cap and the Poini of Beginning. LESS and
EXCEPT Bumt Store Extension road right of way described in Order of Taking recorded
September 30, 1989 in O.R. Book 3173, Page 1317, Public Records of Lee County, Florida.

#169834 — 07/14/2004




EXHIBIT B.1

TRANSPORTATION
CONSULTANTS, INC.

TRAFFIC CIRCULATION ANALYSIS

PREPARED FOR A

COMPREHENSIVE PLAN AMENDMENT

FOR

CAUTHEN SITE
3150 SW PINE ISLAND ROAD

PROJECT NO. 0609.27

PREPARED BY:
TR Transportation Consultants, Inc.
13881 Plantation Road, Suite 11
Fort Myers, Florida 33912-4339

239-278-3090

September 28, 2006
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TRANSPORTATION
CONSULTANTS, INC.

L. INTRODUCTION

TR Transportation Consultants, Inc. has conducted a traffic circulation analysts pursuant
to the requirements outlined in the application document for Comprehensive Plan
Amendment requests. The analysis will examine the impact of the requested land use
change from Rural to Inlensive Development. The approximately 12,95 acre property 1S
Jocated at the soulheaSl corner of Pine Island Road and Veterans Pax’kwa}"in Lee County,

Florida. The existing land use desipnation on the property is Rural.

The following report will examine the impacls of chanping the future Jand use category

from the existing land use to Inlensive Development.
i1 EXISTING CONDITYONS

The subject site is currently vacant. The site is bordered (o the north by Pine Island Road
(S.R. 78), to the east by commercial and vacant land, to the south by the Royal Tee
residential community (now referred to as Cape Royal) and to the west by Veterans

Parkway.

Pine Island Road (S.R. 78)}'5 a two-lane arterial roadway that extends from Pine Istand
{0 east of 1-75. Pine Island Road has a posted speed Jimit of 55 mph adjacent to the
subject site and is under the jurisdiction of the Flonda Department of Transportation
(FDOT). Pine Island Road has been designated by FDOT as a Federal Intrastate
Highway System (FIHS) route. Due to this designation, the adopted Level of Service for
this roadway is higher pursuant to Florida Adminisirative Code. This is also adopted in
the Lee County Comprehensive Plan (Lee Plan). Currently, the adopted Level of Service

on Pine lsland Road east of Burnt Store Road to U.S. 4] 1s LOS “C™.

Other roads in the area of influence, including Pine Island Road west of Bumt Store

X

Road, have an adopted Level of Service Standard of LOS “E” pursuant to the Lee County

Comprehensive Plan. Chiquita Boulevard, which is under the jurisdiction of the City of

Page |




TRANSPORTATION
CONSULTANTS, INC.

Cape Coral, has an adopted Level of Service of LOS “D”. The Level of Service
thresholds utilized in this analysis are outlined in the Appendix of this report in Table

TA.

[11.  PROPOSED PLAN AMENDMENT
~ The proposed Comprehensive Plan Amendment would change the future Jand use
designation on the subject site from Rural 1o Intensive Development. Based on the
permitted uses within the Lee Plan for these land use-designations, the chemge would
result in the subject site being permitted to be developed with both residential and

commercial uses.

With the proposed land use change, the map amendment would include a text to Iimit the
development to the Jollowing uses: 181 single Family residential units, 80,000 square
feet of office uses. 80.000 square fect of yetail uses. 20.000 square feet of medical office
uses and 20,000 square Teet of restaurant uses. Table 1 highlig.hts the intensity of uses

that are proposed with the proposed land use destgnation.

Table 1
3150 SW Pine Island Road
- Land Uses
| ategory o lic oo Infensit
Single Family Homes 181 Units

Retanl 80,000 square feet

Office 80,000 square feet

Medical Office 20,000 square feet
Restaurants 20,000 square feet

IV. IMPACTS OF PROPOSED PLAN AMENDMENT

The transportation related impacts of the proposed comprehensive plan amendment were
evaluated pursuant to the criteria in the application document.  This included an

evaluation of the long range impact (20-year horizon) and short range (5-year horizon)

Page 2
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impact the proposed amendment would have on the existing and future roadway

infrastructure.

Long Range Impacts {20-year horizon)

The Lee County Metropolitan Planning Organization’s (MPO) recently updated 2030
long range vll*ansporl-atiéniravel model was reviewed to determine the inipacts the
amendment would have on the swrounding area. The subject site lies within Traffic
walysis Zone (TAZ) 1032, For this analysis, a new TAZ wag cz'éaled (YAZ 1757 1o
analyze the impacts the proposed change would have on the 2030 Financially Feasible
plan as adopted by the Lee County Metropolitan Planning Orpanization. Table 3
identifies the land uses that were computed and utilized for TAZ 1757 and for the Long
Range Transportation Analysis. The employment per 1,000 square feet for retail and
restaurant uses as well as service uses (office/medical office) was taken from the factors
provided in the “Typical Employment Conversion Factors” table, utilized by the MPO

and Lee County. The residential population was based on the residents per dwelling umt

ratio that is contained in TAZ 1032,

Table 3
TAZ 1157
Land Uses for Analysis

__-Land:Use Categol itensity!
Single Family Homes 396 Population
Retail/Restaurant 250 Employees
Service (Office/Medical Office) 384 Emplayees

The modifications made to the TAZ data, including ZDATAL and ZDATAZ files, are

attached to the Appendix for reference.

With this amendment, it was assumed that there would be site access provided to both
Pine Island Road and Veterans Parkway. The subject site has approximately 1,250 feet

of frontage along Veterans Parkway.

Page 3
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The 2030 Long Range Transmrlatibn model (FSUTMS) was run with the data shown in
Table 3 to indicate what additional improvements above and beyond those identified n
the 2030 Financially Feasible Highway Plan would be required to support the map
amendment. The financially feasible highway plan, as approved by the MPO, was
included in the FSUTMS runs. _.ancd on the MPO plan, the financially feasible road
network in (lﬁis arca ncludes widening of several roads. Staté']{omé 78 is recommended
i0 be widened between Burnt Store Road and Chiquita Boulevard. This project is in fact

3! e .~
1

[ TN P T S [ [ PR SN R
i ine nhar Sages Oy atsighn. iNu g

unding for constiuction h
FDOT at this time. Bumt Store Road north of Pine Island Road is also shown to be
widened to four lanes in the 2030 Financially Feasible Plan. Lee County has commenced
desipn of this improvement and it is scheduled for construction within the next six to ten
years. Other improvements in the area include the widening of Veterans Parkway from
Chiquita Boulevard east as a limited access expressway with grade separations at all of
the major cross strects.  Based on this analysis, no roadway sepments are shown lo

operate below the adopted Level of Service standard in the year 2030.

Table 1B included in the Appendix of this report identifies the projected 2030 peak hour.
peak direction volumes anticipated based on no changes 0 the 2030 Financially Feasible
ravel model as currently adopted by the MPO. The table identifies the projected peak
hour, peak direction volume and the Level of Service on that link that 1s projected n
2030 with the improvements that are identified on the Financially Feasible Highway

Plan.

Table 1C includes the peak hour, peak direction volumes with the model output based on
the inclusion of TAZ 1757 as previously discussed. The Florida Standard Urban
Transportation Model Stucture (FSUTMS) was ran with the modified TAZ data as

o 1

shown in Table 3. As can be seen from the results, there are no changes to the Level of
Service on any of the area roadways as a result of the proposed chanige to the land use as

identified in this analysis.
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Short Range Impacts (5-year horizon)

The Lee County Capital Improvement Program for Fiscal Year 2006/2007 to 201 0/2011
was reviewed, as well as the FDOT Work Program for Fiscal Year 2005/2006 to
2009/2010 to determine the short term impacts the proposed land use change would have

on the surrounding roadways.

CYOYT Warle nrooy
S WWONS gl

i or the Lee County
work program that provide additional capacity in the next five years in the area of the
subject site. FDOT is currently in the process of finalizing design plans {or the widening
of S.R. 78 from Burnt Store Road to Chiquita Boulevard. There has been no construction

funding established at this time for this improvement.

Recommendations to the Long Range Transpoytation Plan

Based on the analysis with the 2030 Financially Feasible Highway Plan, the roadway
segments in the study arca will operate within acceptable conditions i 2030 with the
additional units requested with this plan amendment. The only exception is the segment
of Pine Island Road west of Bumnt Store Road. This segment of Pine Island Road has
been deemed constrained due to the Matlacha Pass Bridge and Lee Plan Policies in effect.
The impact this amendment has on that segment is negligible, based on the analysis. As

can be seen in Table 13 and 1C, the projected 2030 peak hour, peak direction volume on

this link is only projected to increase by less than 1% as a result of the change in land use.
proj g
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V. CONCLUSION

The proposed comprehensive plan amendment is to modify the future land use from

Rural to Intensive Development on approximately 12.95 acres Jocated at the southeast
corner of Pine Island Road and Veterans Parkway will not cause any changes to be made
10 the Long Range Transportation Plan. An analysis of the 2030 Recommended Long
Range Transportation Plan indicate that the roadway segments willb op.erale' within the
acceplable Level of Service standards in 2030 without modification to the Long Range

[ ATRTRDUSRUL PR, ) S,
1 IansSportatiun 1T idll,

WK ANV Areport.doe
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TABLE 1A .
PEAK DIRECTION LEVEL OF SERVICE THRESHOLDS

ROADWAY LOS A oS B LOS C LOSD LOS E

~ ROADWAY SEGMENT CLASS VOLUME VOLUME  VOLUME  VOLUME VOLUME
Pine Island Road W. of Veterans/Burmnt Store 2LN 100 360 710 1000 1270
E. of Veterans/Burnt Store 4LN 450 1630 1800 1650 1950
E. of Centroid Connection 41N 450 1630 1800 1950 1950
E. of Surfside Blvd. 4LN 450 1630 1800 1950 1950
E. of Chiguita Blvd. 4LN 450 1630 1800 1850 1950
W. of Sania Barbara 4LN 450 1630 1900 1950 1950
Veterans Pkwy _ S. of Pine island Rd. 41N 270 1620 " 1970 2030 2030
W. of Surfside Blvd. 4LN 270 1620 1870 2030 2030
E. of Surfside Blvd. 41N 270 1620 1870 2030 2030
E. of Chiguita Bivd. BLN 1590 2580 3720 4820 - 5480
W, of Santa Barbara 6LN 15380 2580 3720 - 4820 5480
Burnt Store Road N. of Pine Island Rd. 4N 450 1630 1800 1850 1950
Chiquita Blvd. S. of Pine Island Rd. BLN 0 0 1740 2450 . 2580

N, of Veterans Pkwy. LN 0 0 1740 2450 2580

LEVEL OF SERVICE THRESHOLDS TAKEN FROM LEE COUNTY GENERALIZED LOS TABLES

FOR PINE ISLAND ROAD, VETERANS PARKWAY AND BURNT STORE ROAD

FOR CHIQUITA BOULEVARD. (CITY OF CAPE CORAL ROAD), FDOT GENERLIAZED 1.OS TABLE 4-7 FROM Q/LOS MANUAL USED
FOR VETERANS PARKWAY EAST OF CHIQUITA BLVD., UNINTERRUPTED FLOW HIGHWAY UTILIZED




Table 1B
2030 Traffic Conditions
2030 Financially Feasible Road Network

# Of Raw FSUTMS PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.
ROADWAY SEGMENT Lanes LOS Std. PSWODT # Faclor AADT Factor Factor Pk Direction Stnd. (O]
Pine Island Road W. of Veterans/Burnt Store 2LN E 39,938 3 1.22 32,736 0.097 0.55 1,746 1,270 F
E. of Veterans/Burnt Slore 4LN C 19,608 3 1.22 16.072 0.097 0.55 857 1,800 B
E. of Centroid Connection 4LN C 18,129 3 1.22 14,860 0.097 0.55 793 1,800 B
E. of Surfside Blvd. . 4N C 21,212 3 1.22 17,387 0.097 0.55 928 1,800 B
E. of Chiquita Blvd. 4LN C 24,504 3 1.22 20,085 0.097 0.55 1,072 1,900 B
W. of 8anta Barbara 4LN C 30,151 3 1.22 24,714 0.097 0.55 1,318 1,900 B
Veterans Pkwy S. of Pine Isiand Rd. 4LN E 25,550 50 103 24,806 0.081 0.63 1,422 2030 B
W, of Surfside Blvd. 4LN E 23,381 50 1.03 22,700 0.081 0.63 1,301 2030 B
E. of Surfside Blvd. 4LN E 35,791 50 1.03 34,748 0,091 0.83 1,892 2030 D
E. of Chiquita Bivd. BLN E 58,192 50 1.03 56,497 . 0.091 0.63 3,239 5480 C
W. of Santa Barbara BLN E 64,772 50 1.03 62,885 0.081 0.63 3,605 5480 C
Burnt Store Road  N. of Pine Island Rd. 4LN £ 24,283 12 1.08 22,484 0.091 0.64 1,309 1950 B
Chiguita Blvd. S, of Pine Island Rd. BLN D 31,077 50 1.03 30,172 0.081 063 1,730 2450 C
N. of Veterans Pkwy. BLN D 29,496 50 1.03 28,637 0.091 0.63 1,642 2450 C




Table 1C
2030 Traffic Conditions with Proposed Density at River Hall
2030 Financially Feasible Road Network ‘

# Of Raw FSUTMS PCS PSWDT/AADT 2030 K-100 D Total Traffic LOS Serv.
ROADWAY SEGMENT Lanes LOS Std. PSWDT # Factor AADT Faclor Factor Pk Direction  Volume O
P'ne Island Road W. of Velerans/Burnt Store 2LN E 39,995 11 1.22 32,783 0.097 055 1,749 1.270 F
E. of Veterans/Burnt Store 4LN C 21,805 11 1.22 17.873 0.097 0.55 854 1,800 B
E. of Centroid Conneclion 41N C 21,983 11 1.22 18,019 0.097 0.55 961 1,900 B
E. of Surfside Blvd. 4LN C 20,932 5 1,22 17,157 0,087 . 0.55 915 1,900 B
E. of Chiquila Blvd., 4LN C 26,171 5 1.22 21,452 0.087 0.55 1,144 1,900 B
W, of Santa Barbara 40N C 30,536 5 1.22 25,030 0097 - 0.55 1,335 1,900 B
Vaterans Pkwy S, of Pine Island Rd. 4LN E 24,751 5 1.03 24,030 0.091 0,63 1,378 2030 B
W, of Surfside Blvd. 4LN E 24,062 5 1.03 23,361 0.081 0.63 1,339 2030 B
E. of Surfside Blvd. 4LN E 36,234 ) 1.03 35,179 0.091 0.63 2,017 2030 D
E. of Chiquila Blvg. BLN = 58,200 "5 1.03 56,605  0.091 0.63 3,239 5480 C
W. of Santa Barbara BLN E 64,563 5 1.03 62,683 0.091 0.83 3,584 5480 C
Burnt Store Road N. of Pine Island Rd, 4LN E 25,377 5 1.08 23,497 0.991 0.64 1,368 1950
Chiguita Blvd. S. of Pine Island Rd. BLN D 28,188 5 1.03 27,387 0.081 0.63 1,569 2450

N, of Velerans Pkwy. BLN D 28,965 5 1.03 28,121 0.091 - 0.63 1,612 2450

OO0
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EXISTING TAZ 1032

365 10 9 779 0 30 70 6 20 20 20 22 78 0 0 99

13 17 64 94 0o 0 0

NEW TAZ 1757

181 10 9 386 0 30 70 0 0 O o 0 0 0 0 99

0 250 384 634 0 0 0



2030 FINANCIALLY FEASIBLE
HIGHWAY PLAN




Adopted Year 2030 HIGHWAY ELEMENT:

Adopted December 7th, 2005 with Amendments on January 20th, & March 17th, 2008

ROAD SEGNENT! Home o ruvw 1106 of o1 Lot broreved €1 C. EXISYIVG rodforry tatacr¥ Shx COUVITTED horreay profects b duft by FY 027 ANANCLAL FEASEIUTY STATUS
RO S of sangorrend (o D4 added o nprewrd MPRCVEVENT:  Dewrlosen of o017 fadoming bragmaat Tupeoet mend e
10} G of st 1 bt a1 o0 Iproerd 3 A % A R Y%
FDOT
7905 Alico Rd V.S, 49 [Duely Rd Tacl two vears of 518 poyol 52,442,699
H3ll of eapital cost of cxpanding !hr blcounty sytlem to monlktor
Arterial 103ds & pressways Lee & Callier Counties Iravel wpoetl In ropt time by'usmgvpfudvs anuipped with toll $3,450,000 -
transpordery s Drobey
Cape Coral, Mid Polnt, U5, 49, & Edison Bridges & thelt approathes Stage il imple mentation $5,800,000 55,800,000 "
Countywide B GodnRdé oA’ MSV"" 327,600,000 5§27,600,000 |} 4
. : River RSO Malion & otiject sensors, woeo & audio survelliance 10 monier q
DR o ;‘Q‘:‘:;:’:::’fi‘%';?’;;f@c;;ﬁﬂ‘::;f = : §§‘cua':‘sy=\ ::’d::::"al (iteats from 1eNarivg A%acks, acts of God, of other 500,000 . oAl
Stale Farmery Matkel, §.R. 78, ar.Alko Rd TOFCICOFL lerminy! and leam vack $6,505,333 |
Colficr County lina Charolie County linc St 33,280,000
Caliler County line Chartofie County line SIS, dynamic ard/or slalic Uololazes cigng « $5,840,000 |
Coliler County line ._|Bonits Beach Ry 1.05 _{s! 513,322,400
i @ Bonka Beych R4 H 566,029,000
& Cosonul Ag FOpRaTs TAllocation o from $ 10.660,000 ledoral carmark Sco NOTE £1
BonAs Beach R Ao Rd (o) 17 lancs: SIS ancfor 1oll:  lanes may, be \oll express junes . $221,722,800
£ Cotkscrow Rd AL |' i Y 5 SIS; consin=tion only 523,461,000
Sonita Beach Ro Danitls Plwy j $2,630,000
Allcn Rd S.R, 82 {Dr Meriin Luthar King| Jr Bivd) 10 lanes; SIS 3ng/of 1ol ¢ fanes may be 1odf oxpress fanes $204,019,200
175 collector-grirbuler roads Allco Rd Nt of alport Interehange $IS Connector, comstrudtion oniy $101,000,000 >
cullector<iiribulor roads. Abco Rd Alico Exprvry Second siane, if £ when Alico Evpwy s bullll SIS conneclaf $2.157,137
G, Colonial BIVY S1S: constniclion only $42,324,000
@ 5.R. 52 [0 Madin Luiher King Jr Bivd) 515 557 396,000
@ Lucket RY sis 53,770,000
"|S.R. 82 (O Mantin Luther King Jr Bvd) ___|S.R. 80 (ol Brach Bivd) SIS 319,885,000
$.R. 60 (P3im Brch Biva} 1S.R, 76 (Bayshore Rd) S1S: consiruciion only. 380,342,000 7
| 516,531,000
< S.R. 78 (Bayshore RY) SN ST
- N i} . $39,089,000
S.R. 78 (Bayshore Rd) Charlotte County fine g Se4 036,930
@ Dcl prado BVEEX | 55,000,000
FTEHenncvaw connedior Fowier 1 Evans Ave . $3,511.960 $3,511,950
\Qa LeeTran spute 140 ;;g;ggg E{'?:';a:sémm & 2om/m 34,826,098 54,826,339
One INIid of the capAz! cost to disseminale 7oal bma Iravatler &
tratfic Infarmation for various modee tom the $11 system, probe
Reglonaltravelet Informotlon system Lee, Colliar & Chartero Coumiies vehigle moriloting, and e SurGuide tratfic managemens . $1,000,600 $1,000,000 |
sysiem [o inciiznt responders. athor travaler information
services, and the public 1
. CST only, Melugey Inlerchange wih Alco Rosd & rolirond
( U.S. 41 |S'y Mhe Cypres Plowy overpats, Drooved from FDOT'e dran lentaive work program 348,000,000
(Meirs Plwy) i G5 Milz Cypress Plwy N Incibdes §3,7(10,609 for ooen 1530 tollihg of 4L overoate -
{Metro Plwy) Six Mie Cypresy Plwy Oanich Plowy CST.only Drotped Ifom FDOT's draf tentalive work program | * 10,336,637
{Meiro Prwy) [Onnieh vy 1800° Norih of Winidor Ave K 45,952,463
{Meiro-Fowder connector) Melro Plvy 1800 North of Winkjer Avo Fowler §1§ Evans Ave indudey overnast over railroad 10,058,663
(Fowder St} Metro-Fovdor Connestar S.R, 82 [De Manin Lther King Jr Blvd) 22,357.03
Pino Island Rd) Burnl Siore RY (Weal of Chiquits B Rormainder ol tight of wav § construstion 23,156,864
Pl Island Rd] Sicytine Bivd 300 West of Sanls Barpera Bivd 56,750,717
Pine lsland Rd) 00" West f Sanla Baroars Bivy Culural Park Bivd N $5,092,59:
Pirrg Istand Rd| Cullura! Park Bivd O<| Prado Bhd 56,547,628
“ Pine tsfond Rd) g OclProdo Bivd Tnciuges § 1,700,000 Jor open toad folling on 4L averpass
Fine Istund Rd) Oel Prode Bivd Pordefs Rd 51,502,528
Paim Boach Blivd) 5.R, 31 (Arcodi.Rd] Suskinghom R SIS . 318,056,122
Dr Martin Lulher King X Bivd) Michigan Unk Park 82 Dr Ememping SIS connetlor 547,102 °[#
R {Dr Martin Luiher King . Bivd) Park 82 Dr Teter Rd included In 1178 inlerchinge modificatlon project -
E Dr Manin Luther King Jr Bivd) Teler Rd 'Walloce Ave Emeroing SIS $25,628,100
UZ(S.R, B2 (Immoksloe Rd} Waltace Ave Hendry County fne Emeroing BIS 7,175,286
JLLEFES R, BES (Sun Crrles Blivd) Swmimerlin Rd Gladiolug Of §7.550,880
10SE[S,R, BE7 (McGregor Bivd) A & W Bulb Rd Cypreve Lake Ot 38,912,593 | Coov 3
7A874]S,R, 88T (McGregor Bivd} 500" South of Davis Or 750 Noarh of Colonlal 8hdg add 1NB Lant $900,000 | ssno 000 | FaWSTb Iy




Adopted Year 2030 HIGHWAY ELEMENT
Adopted December 7th, 2005 with Amendments on January 20th, & March 17th, 2006

ROAD JEOMEHT, Nurrer of naw 1oud o 10 fo bt v
FRONME St of st 1o b i of Wroved
YO Erd of s 1o bt pddrd of frotpred

FINANCIAL FEASFILITY STATUS

LEE COUNTY
TTens Ave N Ann Ave @ 9th StW. Cannnd acros caoals 323,769,743 523,769,743 [Exdsitl;
Curront temvhus Nabams R 51,678,049 $1,878,043 |Evy: i
6151 SUW Carmwlary Rd al Strafion R4 Sunshine Bivd Conneg 3crove canals 518,385,011 - DR UR T ot
% Aon Avo st 181h S1W Richmond Ave 530,761,430 530,761 TS
® Thompson Ave and Oaylon Avo Rasfign dotjlogs 52,056 818 52,068,
40t S SWET! Sunriso Blvd ExI $12,174,215 $12,174,
Summaorkn RS S.R. 62 Immokalee RA) annt}al Sudb'ul Causowoy Sulp(ut}nll projnd; [ncludas 4 1o¥
colleclion gonides & 2 ngulpmant buildings
Heminaway Dr Molro Piowy . 7'983,693| 57,963,603 [ESX3/B/ 6}
Arborwood Plowy Ext For Myers gty Fmits Galeway Bivd - §19,884.200 519 8842095 aslb
Gladiofus Dy A & W Bulb Rd j .510,852,7801 ...
Ben Hik Grithn Plowy FGCU Bivd 1 milo Saulh of Afco RJ Nol neodod by'2030 1 CR 951 Extic Included 515,408,879 hd
Both Stacay Bivd Ext SW.Z00d St Mitwaukoa Bivd :‘:‘:";‘17’,;“’“’ (53%) only. Oevolopar has agreed la absorb the $5,946,606 5,946,696 Q{g_jy
20424 Bonitz Beach Rd Vanderbill D Ol U.S, 41 Rd (C.R. B87) 525,783,783 $75.783 783 [Eei¥/b
£2054|8onita Bozch Rd Old U,§, 41 Rd {C.R, 587) Imponal $1 $11,087,0001 '$11,097, 000 Fas b/n
ZzanABoy Scout Ot Summerkn Rd U.5, 41 (Clovaland Ave) "S55 861,215
&2653| Buckingtwm Rd Ext S.R, 82 (MUK Bivd) @ Hanson Sl En 800’ North of curront §,R, B2 infursecion 58,576,558
ag| Buckingham Rd QOrango River 8ivd S.R. 80 (Palm Boach Bhvd) $28760,000
k2 uckingham Rd. Gunnery Rd QOrange Rivar Bvd $29,595,847] ¢
umt Store Rd { Volerans Expwy @ S.R. 78 (Plne [sland Rd) vroius [oll fovenuo projoct, county sharg
uent Stoto R4 S.R. 78 (Pino Island Rd) Von Buren Py utplus 1ol rovenue project, county sharo
Burt Stare Rd Kismet Piowy Charotio County ino urplus lallrg¥enus profect, county share
N . urplus tolf tavenve projett, county shers
'?\'SB Cape Coar2i'Bridge Toll Plaza 0 foll faci{lles.fo opan rord loling
803 C,R, 851 Ext Coliior Coynty ine Bonna Baach Rd Urrtled accoss syprassway
R c R 95t B0t Bonilo Beach Rd IAEW Expvy 1424 |Dmiled accass otprossway, includos 3 (oll collecton ganines & 2
T b oquipmans buldings
HASHC.R, 051 Ext @ Aveo Evpwy P 5 Coxl.oslimio pssurnes 8 trumpaot intoichange
32| Cedantrog Ave & Exi Buckingham Rd Contann/pl Bivd QPIITOvE] 0.35 $5:072.308] .
Q28 Contennial Bvd Codanroo Avg Gunnary Road WERTAR] 0142 .S7,1841482] -
T33%] Centermial Bivd Exy Sunnory Rd. Sunscl Rd 0.18 3,144,438
& Coasiai arox IMS expansion On Bonila 8oach Rd, Estere Bivd, S R 8654 Pine Island Rd 54,820,000,
Q7a Coconut Rd Ext Qld Lighihguso Rd -7 0.50 511,600,000
#2373 Coconvl Rd Ex w75 m 3517 Ext AT 1,07 - $25,200,000
#EE%] Covonut Rd Exf & CR./951 Ext ewiId ST N GE G 4 Nol neadert | C.R. 851 Extla not Includod
I Cotonial Bivd (S.R. 884) Widpeint Bt Eas! of Summardin Rd 54 ({4a X or 0SS Tl BB 0.45 .
P240%| Colonial Bivd (S R. 884) Eost of Summerin Rd U,8, 41 (Chiveland Ave) | 6 (A8 Yooyl 0.50 CEnYIg
S} Colonis| Bivd (S.R. 384) U.5, 41 (Cleveland Ave) Easl of LS, 41 (Clovsland Ave) et 5% 6550 0.18 Eontns ml}‘&ﬂ
Colonis! Bd expross lanes Midpoint Bridge Essl of U.S, 41 (Cloveland Avo) Z Z| OGS EgRY Tncludes 2 Toll cofipciion gantios & 1 eovipmont bulding g bney
&ATE | Colonlal Bivd (S R. 884) Eastof U.S. 41 {Cleveland Ave) Easl of Fowler S1 5 G ap B LE b a 0,54 - B Gonlingantis
Ed2E[Colonal Bivd (SR. 884) East of Fowier St SR, 739 (Mebo Pxwy) 5L 2 DINCRIS PRI 0.81 e g o
o) Toll funding, but Upon Lupp ol discrolionary z 3
G| Colorlel BN (S.R. 834) @ SR, 739 idata Piow) funding: cos! indudes opan road toling P
H43% Colonial Bivd (SR, 584) S.R, 739 (Metre Plovy) Esst of 5.R. 739 {Melro Plowy) 0,27 | LonGUY o IOKE:
Colonisl Bivd (S.R. 884) East of U,§, 41 (Clevoiand Ave) Easl of S,R, 739 (Malro Piwy) Trohsdes 2 fofl colpchon panties & 1 oquipment bullding ]
L5 Colonlal Bivd (S.R, 884) East of S.R. 738 (Metro Plwy) West of Winkdar Ave 1.56 K SO UNY ARliEEE:
4RA(Colontal Blvd (SR, §84) [Wast of Winkior Ave 1-75 Wosi side ramps 1.38 5D B IR,
dfs | Colorsa) B (SR, 884) 175 Wasl side ramps East of Forum Bhd 0.69 Ol Il LI IZ10
HEEssi Coloninl Bivd (SIR, 864) Euzl of S.R. 739 (Molro Pkwy) Ezsl of Forum Bivd Tm:d:]ulr 3 Tnciudes 3 lofl oolloclion ganides & 1 oquipment buildi 21 U] AR
545] Colonisl BNV (S R. §64) East of Forum Bivd Wasl of S.R. 82 (MLK BNd{mmolisloe Rd) [YOR (u YD OE BN T3 S 147 DURTREPAl
253%5| Colomal Bivd (S.R,.884) Wast of 5.5, 82 (MUK Blvadmmoksles Rd) |East of S.R, 82 (MLK B d-{mmokaloe R: '4(‘5‘{49 Xmﬂax os3iiana 0.0 |Poweriine mws! be rised g0 (FE
et Colontsl Bivd (S.R. BB4) East of Forum Blvd Eas| of §,R. 82 (MLK Blvd-immokelog Rd 3| O B (10 b O i e AR il Includss 2 loll coloctlon ganides & 1 oquipment building UnYonlses,
o4 B8 Corkserow Rd Throa Qaks Phwy Bon Hill GRtin Pkwy G\RW-W B AR T 0.53 |Not noednd onca Exlore Purkway Exl I completed $5,184,267. - [Contingent




Adopted Year 2030 HIGHWAY ELEMENT

Adopted December 7th, 2005 with Amendments on January 20th, & March 17th, 2008

ROAD SEGMENT!  Marrs of rew ead vt soed bt bt brwaord
FROM: Blat of sarrrend le be maded of brovpeyd
VO, End of vt b by wdded or Fromeed

£ 5 T LUFTING rvwdawy rorrord phv CONNTTTED rovdvery promes 1o b ot by 7 GUTS
PPROVTMENT: Do ncricnian o (Y fedoming prrresed brorirvrmnd

57.725,0004n01, ndjusicd fof Inftation

$154,500,000

Z4Crys1al O U,S, 41 (South Tamtarmi Tt Plantstion Rd 1,53 $15.940.726 515,048,726 |55,
NS0sACrystal Dr Ext Planielion Rd Six Mo Cypless Pkwy 1.00 $11.911.835 511,971,635
2 inchudes 11 ovenpasvos,-countng 1475 & Iho SGRR. 5 toh
: Dznlels Plwy Wast of Motro Prwy East of Chamborkn Plwy 5.80 collection genirins & 2 vovlpment buildings
2515 Danlels P East of Chemberin Plowy Goloway Blvd 1,70 | 511,530,000 $11:580;000 PEASTATONET)
E Dol Prado Bivd ® Cops Coral PRy 0,28 1ForTofi Tum [rom souihbound Del Prado BiVG [eward brdge.
Dal Prodo Bivd Capo Cornl Pwy $:R. 78 (Pine Island Ro) Unspecifiod nuecled improvomenpts $318,066 $31B,066!
% Dol Prado Bivd .S, a9 (North Termfarmy Trl) Melow Dr 2.52__[Not nooded il exienslon 1o =75 is nol included [ $40,839.918 =
Dol Prago Bivd Moaw Dr Nolle Grodo R 2.23 intorchongo wi\h. 1-75 nat 'mc!luded: inchudes 2 1ol colloction
[ganirvs & 1 equipment buliding
"|EES [ Qurden Plowy Exd Gardan Bivd .S, 41 0,50 56,108,375
EBTE|Forum Bivd-Country Lakes Dr connscior S.R B2 {}LK Blvd) Luckot Rd 1,97 $29,903,836
o Gateway Sivd Arborwood Plowy E1 SR, 57 (immoxalse Rd) G.75 53,414,498 $3.414,190|ReisTE
FTOEIGront Bivd Ext Homestyad Rd Caywood Ave 0.26 . 5257646, 52,876,484 | Ewas/bIa
T4 |Gunnory Rd Low Bivd Cenlennfal Bivd 1.20 §12.233.65. S12,231:652
AR Gunmory Rd Contonnial Bivd Buckingham Rd 0.55 £5.617,82! - i
§ Huncoek Bridge Plwy Ext U.S, 41 {(Norh Cloveland Ave] Susinest U, 49 (Norh Taméam 1) 0561 §54.007,56° N -
82/ Homestead Rd Sunrize Bhd Alsborm Rd 747 $73,900.,00¢ §13,500,000
1B tmoorn] Plowy -|Bonitn Bawch Rd Coliar County fing 0.98 $3,241,05 53,241,056
Joe| Bivd Easl 171h SI S.R, 80 (Paim Banch Bivd) 324 $238,840,00!
G Ked Rd Ext - 8th §1 connecon Hines Avo Hondry Counly kra 0.53 |Acrovs cansl 54,161,873
Pt oo County roads Loo County TMC, U.S. 41, S.R. 78, §.R, 52 & S.R, 367 ‘;ﬂp‘gl’:;:i:n‘;":::::’:“"’f;:"‘zi:‘“imr’:‘;’;z‘i\“g;;:;’::; §530,000 530,000
062 Litleion Ry NE 2¢th Ave @ Kismel Pigvy. 41 (North Clovoland Ave) 50 [Reulign with Kisnv! Py 315,684 79 515,884,791 FEVILILTES
HBE] Litlelon Rd U.S, 41 (North Clovelend Ave) vsingss U.S. 41 (Nodh Tervem Tr) 58 56,088,104 56,988 104 {EEGT b4
LT Litheton R Ext Buslness U.5, 41 (North Tarmism! T1h) Sisior Rd 35 524,394,207 324,394,237 [E58s/ DI
S0 Luckett Rd Otz Ave Entororive Phwy. 2R | A EEBITE 0,50 7,870,000 S7,870,000 1EDRI 6T OWn e
T Luckelt Rd. Enterpriss Pkwy 1-75 Norihbownd Rmos X 0,55 2,429,563 52,428,563 [ESTXIB| VRl
S5 Luckell Ad. “JI=78 Norhbound ramps FigiEtein Dr 2L AT 0.58 5,771,549 S8,771.848 155331610778 25
59028 Luckott-Rd Ext Holstoin Dy Stoley Rd. A2 .87 $7.868.694 7,868,694 FEaaS(5Igrnd s
11959 Luckolt Rd Groonbriaf Earmms Rd Pungola Dr Enpayedrg 25 §1,312,823 - §1.312923 ST L
RTO3F Luckott Rd Ext Panpola Or Bugkingham R4 NORSREL] .40 532,745,817 532,745,817 (¥l o
Sy Mente Gl Ex Sunshins Bhvd @ 6TST WV ICuldo vac OreRki .10 jAcross conal 31,087,220 - GRURTAN S
ST Mid Polm Bridge . @Toll Plars Conver oxlsling 1o/l faglilies 1o opon road lolfing 4
S1REXMid Poird Bridga & approaches SE 17th ! Eaxtl of McGrogor Bivd 3.33__jSurplus |of rovenuo projecl. county share
(@5R{Nalle Grade Rd Ext Nade Rd SR. 31 (Arcadia Rd) 2,50 - | $17,567.837
YILAXNE 241h Ave Ext Gurden Blvd Cape Coral elty frmdy 06.28 - - 52,913,088
i N . Completion swurned in 2015, includes toll collecton gaminst on
S NEw boach bidge Estaro Bivd Maln St 888 oot naw & exlstig 5.7, BSS bridges & 1 eqyipmont bufdin
SIEN|Nonh Airport Rd Ext Current lotminus Plontation Rd 0.62 - $24,882.436
Orangs River Bivd Noal Rd ' vekingham Rd 1,35 $13.227,502
Oriols Rd Ext Alico Rd Threg Osks Plwy Ex| 1,08 514,372,814
1 Ortiz Ave Colonizl Bvd | ,R, 82 (D7 Mortin Lither King Jr Blvd} 1.73 §13.800,000
§z|Palomina Ln Daniek Plowy Papzonce Bivd 1.48 517,876,367
Pinyisland Rd Maiincha Bivd Bumt Storg Rd-Valorans Pkwy 3 54,024 462]
H20RqPlartation Rd Six Mile Cyprose Plwy Daplols Prwy 17 INoodad for coneufrency $11,270.000
2 Plantaton Rd Donio Plwy dfoveid ST 53 $76 853077 526.652,021 [ECI S bl valok
SrEEzlSanibel Cous 8 Toll Pluza Convort 1o spon ruad lolfing_ Assumad lofl surplus lunding ERRLIBIE
RIIETISondy Lang Ex (Norl Corkscrow Rd Malonzns RY ot Origls Rd .25 $18.420.000 518,420 000 FroSaIA] 655
Eix Mile ress P! .S, 41 {Sotth Termlathi Trl) Motro Flowy A4 7,547,696 - VEX s A7 a0 (X
8,R, 739 {Business U8, 41) Litfelon R4 .S, 41 .54 $21.480,000 - Heng;
$14 80! Stingfeflow Rd Jamerson Fkyy Gonosses BVG .63 521,840,789 - SOLRELY
B4 Summerfin Rd Gladiolus Dr Cypross Lake Dr B3 __ISanibel Causewsy 1ol surplus profoct oo o
S150%|Sunrise Bivd Ext Albama Rd [Hormestoad Rd g 1 $13,070,378 513,070,378 FEGUS/(num ey




Adopted Year 2030 HIGHWAY ELEMENT
Adopted December 7th, 2005 with Amendments on January 20th, & March 17th, 2006

ROAD SECHERT: Herrw #f i poad o6 reed 19 ba brpromrd  + G2 ERISTING roedvery netrort phet SOMMITTED owdoray prodeety ko bt Y0¥ by FT P05
FROE 31301 of dergrroe 1o be ndied 24 brprovsd
TO: End of vecrrmeni Yo b, sdded o braevvad o Nia
Sunriss Bivd Ext Richrriond Avo Victoria Ave § tiote 2! .0.31 33,835,491 [¢
152 Sunasl RA Ext Sunniland Bivd Tana Avo N Non eSSl 015 |Across canal $2,849.072 R,
K, unset Rd Centenndal Blvd Exi Suanilond Bivd RGP 28 11,875,187 875 1BV PESREToSTIY
FES#ISunchine Blvd Ex 75 StW S,R. 80 (Patn Booch Bivd) NoneTEs AR, 9% 11,511.91 $11,511, 911 [LSaIBIE
BI58T] Three Ovke Plwy Coconut Rd Estoro Pwy FIsag .84. _INot neodad, bl icnst so long es C.R. 951 ExI 15 incinded $11,801,63 - feret i}
S04 Todd Avo Ext $.R. 82 {immokaloo Rd) Woztgutle Bivd 0,56 - i 58,630 61 $8,633,618 el /B 0 AR:
#1698 Vardertiit Drive Woody Edga Plowy Bonila Beach' Rd 1.00 _|Lao County shore of cost (halh §1,723,06 - B [kat
2195 Volorans Pkwy Chiquile Btvd Skylfine Bivd 1.00 Urphus 1ol revenno projocl. county share RSB ES)
VI3 Veloran Plowy __ @ Skyline Bivd 04 viplus tall revonuo project, counly shore.
GISRXIVeterans Plwy @ Sanla Borbara Blvd 0,45 __{Sutplys Yoli revenuo projodt, county share
75| Voterans Plwy @ County Club Bivd . z Z 0.¢5 _|Surplus toll rovonus projoct; county shafo,
Vetorans Fiwy-Mid Point Bridpe-Colonlal Bivd |Wost of Skyine Bivd Encl of SR 82 [0 Mardn Luthor King ¥ z S 1520 [Surplus tofl rsvonus projact, caunty shato | ) 5
g Other profocts: $2,164,508:023 ST05BEZISO |,
PRQJECT COSTS Sublofal © 33,605,874,790 5$870,836,150
This table does not Imply a commltment on the part of this jurisdiction to cemplete the projects llsted for It § Cenl LOGT Plus § Cont LOGT 50 $226,752,734 $226,76%734
9th Cent Motor Fus) Ta. F45,7134286 $45,713,426
Transporiatlon Impact Fe. $373,756,615 $373.766,615
FINANCIAL RESOURCES [7071+2030) Tot. 5872677877 $B72,67T,871
Cape Coml & Mid Roin{ il surplus bulance | (deficit): (5698,650,147) ($92,326,121)
Sunilel Cavswway tolt surplus balunco / (defici): {$601,251,096) 33,497,336
Other projocls balance / {deficit}: (31,433,285,676) $24,669 997
BACANCETIDEFICIT) (52.733.186.915] 31,341,772




[LEE COUNTY GENERALIZED

LEVEL OF SERVICE THRESHOLDS




Lee County .
Generalized Peak Hour Directional Service Volumes
Urbanized Areas .
Sept., 2005 cinput2
Uninterrupted Flow Highway
f_evel of Service

Lane Divided A B C D E
1 Undivided 100 360 710 1,000 1,270
2 Divided 1,060, 1,720 2,480 | 3,210 3,650
3 Divided | 1,590 2580 | 3,720 | 4,820 5,480
Arterials

Class 1 (>0.00 to 1.99 signalized intersections per mile)
: : Level of Service

Lane Divided A B C D E
1 Undivided * 280 " 760 900 920
2 Divided- 450 - 1,630 1,800 1,950 1,850 -
3 Divided I - 870 2480 2,850 2,020 2,920
4 Divided | = 890 3,220 3,610 3,700 © 3,700

Class 11 (>2.00 to 4.50 signalized intersections per mile)
Level of Service

Lane Divided A B C D~ E
1 Undivided * 210 660 850 900
2 Divided ’ 480 1,460 1,790 1,880
3 Divided i 760 2,240 2,700 2,830
4 Divided *- 1,000 2,970 3,500 3,670

Class i {(more than 4.50 signalized intersections per mile)
Level of Service

Lane Divided A B C D E
1 Undivided] * . 370 . 720 850
2 Divided - * 870 1.640 1,750
3 Divided v < 11340 | 2,510 2,690
4 Divided . . 1770 | 3,270 3,480

Controlled Access Facilities
Level of Service

Lane Divided A B _C D E
1 Undivided 120 740 930 960 960
2 Divided 270 1,620 | 1,970 | 2,030 2,030 :
3 Divided {. 410 2,480 2,960 3,040 3,040
Gollectors
.evel of Service
Lane | Divided A B c | -D.j. E
1 Undivided * * 530 - 800 850
1 Divided * o . 560 840 - 800
2 Undivided * * 7] 1,180 1,620 1,720
2 Divided * * 1,240 1,710 1,800 -

Note: the service volumes for I-75 (freewéy) should be from FDOT's most’
current version of LOS Handbook. )




EXHIBITS B.2.a-c

JOHN CAUTHEN COMP PLAN AMENDMENT

Utility and Drainage Analysis

Potable Water Supply

The project is located within the Greater Pine Island Water Association (GPIWA)
franchise area. The GPIWA has just recently mstalled a storage tank and high service
pumping station on Scallop Drive, about 1/3 mile to the west of the project site. This
storage facility should prove to provide ample volume and pressure for this. and the other
area commercial and residential projects. ‘ ' '

The connection points to this system could either be from Cape Royal entrance road via
casements or ajong the Pine isiand Road R/W for a 10 conmection. if a larger than 10
1s required a connection could be obtained by jack and boring north under Pine Island
Road (SR 78), approximately 111 feet to a 12” main. The water demand based on the
desired uses and prescnbed square footages is approximately 120,000 gallons per day.

It 1s safe to make the assumption that GPTWA, a subsidiary of Lee County Utilities, will
maintam a level of service that requires 250 gallons per day per equivalent residential
comnection (ERC), as stipulated in the Lee County Comprehensive Development Master
“Plan, section 1V, Policy 53.1.2. Systems are also required to deliver the water af a
residual munimum pressure of 20-40 PSI, to meet residential and commercial fire flow
requirements. )

Sewage Disposal

The sewage generation from the site based on the uses and their sizes, is approximately
100,000 Gallons per day. There are three possibilities for sewage disposal from the site,
each requinng a hift station and force main.

The first choice would be to go into a Lee County Utilities system by rumming west down
Pine Island Road to a connection point at Matlacha Isles entrance, a distance of
approximately 1 mile.

‘The second cholce wouid be to directional bore under Pine Island Road up Bumnt Siore
Road a distance of 0.4 mile to a City lift station, which is carrying the new shopping
center sewage via force main east to a terminus at Chiquita Boulevard. This option
would only serve the project’s initial flows, pumping at off-peak times.

The third option would send a force main east along the Pine Island Road R/W to the
Sandoval Commercial Tract site. This is a distance of approximately 1 mile. This option
would not be available until approximately 2009 or 2010.



Sewage Disposal Continued

All of the options mentioned will require the utility companies approval. The first option
would meet with the least objection in that the project is within Lee County and is under
Lee County control. The second option again has the capacity issue until the area
recetves utilities, scheduled in the year 2017. The third option would be the second best
possibility, with a time tract and capacity commensurate with your project schedule.

The best option being the Lee County Utilities at the entrance to Matlacha Isles, is
required by the Lee County Comprehensive Development Master Plan, section TV, Policy
56.1.2. to provide a level of services equal to accepting 200 gal]ons per day per
equivalent residential connection (ERC) for the peak month.
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Storm water may be limited by the discharge rate of 0.1 CFS/acre, which would require a
significant amount of on-site storage in the form of lakes and ponds. However the
amount of on-site storage would be significantly reduced 1f the storm water were handled
on a pre-development vs. post-development discharge rate of discharge, after on-site pre-
freatment.

The out-fall would be located at the southern border of the site via an existing drainage
swale. This swale 1s collecting water from many projects and is sized such that it should
handle our storm water discharge. The swale 1s piped under Veteran’s Parkway and
outfalls into the mangrove forest bordering Matlacha Pass. Improvements to the swale in
the form of mamtenance may be required along the southern border of the site and
beyond in order to achieve smooth open channel flow without overflowing it’s banks. A
second outfall location would be the northern border, into the Pine Island Road coridor.
This outfall would be more difficult to permit and would be subject to change when the
R/W of Pine Island Road is widened to four lanes.

A level of services as prescribed by the Lee County Comprehensive Development Master
Plan, section IV, policy 60.3.1 requinng draimage systems to prevent flooding caused by
a 25-year, 3-day storm event for 24 hours, must be met using on and off site measures.

The project wiil require a general Environmental Resource Permit (ERP) submitted to the
South Flonnda Water Management District. There may be wetlands on the site for which
both the Army Corps of Engineers and SFWMD will be involved. The wetlands are
more than likely “Isolated wetlands™ and can be mitigated either on-site or through a
mitigation bank.




Storm Water Management Continued

The Flood elevation presently for finished floor i1s 8.0 feet above sea level. The existing
grades are in the range of 4.0 to 5.0 feet above sea level. A three (3) to four (4) foot fill
prism minimum will be required on the site. Lakes and ponds dug on-site will be required
as the least cost method of raising the site. In today’s dollars off-site fill compacted in
place is running in excess of $15.00 per yard in place. FEMA has announced that they
are revising the flood maps n the near future, which could modify the above floor
elevation, which intern will most likely increase the size of the fill prism.




Parks, Recreation, and Open Space
EXHIBIT B.2.d

The current County regulatory standard for regional parks is 7 acres per 1,000 total residents and the
“desired level of service” standard is 8 acres per 1,000 County residents. The addition of
approximately 250 residents to this site would require an additional 1.7 acres of regional park land
for the regulatory standard or 2 acres for the “desired level of service” standard. Currently the
County has 7,063 acres of regional parks land and plans to develop a 10 acre Idalia site by the
Franklin Lock, Fisherman’s Co-Op Boat Ramp on Pine Island, and an expansion of Bunch Beach
Park will take place in fiscal year 2006-2007. In addition, the City of Cape Coral has proposed a 460
acre park and the City of Fort Myers proposed a 100 acre soccer park. - These improvements will
likely mean that the desired LOS will be met in the year 2020.

he regulatory LOS for community parks i 0.8 acre per 1,000 permanent residents and the desired

standard is 2 acres per 1,000 permanent residents. This property is located in newly defined
Pine Island / Bumnt Store / Unincorporated Lee County district. The County concurrency report says
that both the regulatory standard and the desired standard will be met through the year 2009. The
approval of this Comp. Plan Amendment could result in a maximum increase in the regulatory
standard of 0.2 acres and the desired LOS standard of 0.5 acres. It is unlikely that this amendment

would cause the County to fail to meet the adopted LOS standard for community parks.
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EXHIBIT B.3.d

SOUTHWEST FLORIDA

BOARD OF COUNTY COMMISSIONERS Wiitar's Direct Bial Number:

Bab Janes
District One

Douglas R, St. Cemy
District Two

Ray Jugah
Districi Three

Tammy Hall
District Four

John E. Albion
District Five

* Donald D. Stilwell

County Manager
David M. Owen
County Atlomey

Digna M, Parker
County Hearing
Examiner

(239) 533-0333

82/62

September 26, 2006

Mr. Mike Roeder, AICP

Knoit, Consoer, Ebeiini, Hart & Swell; A
P.O. Box 2449

Fort Myers, FL 33902-2449

Re: Lee Plan Amendment for 3150 SW Pine Isiand Road

Mr. Roeder:

Lee County Transit received yout letter dated September 25, 2006 in reference to the
Comprehensive Plan Amendmient Application for the subject property at the
intersection of Pine Island Road and Veteran's Parkway in Cape Coral Florida. Lee
County currently provides very minimal public transportation services to the subject
property with service on Thursdays only .to Pine Island and Southeast Cape Coral.
Currently the closest daily fixed route bus service accessible from the property is
approximately 4 miles away at the intersection of Pine Island Road and Santa Barbara
Boulevard.

The Lee County Transit Development Plan identifies the need to expand the Thursday
only service to regular fixed-route bus service with two hour headways, Monday
through Friday, beginning in 2010. The 2030 Lee County Long Range Transportation
Plan identifies the need to increase the service level to every 60 minutes in 2018. Any
future development of this site should allow for access to the transit system on Pine
Island Road. ‘

If you have any questions please contact me at the telephone number listed above or
send an e-mail to mhorsting@leegov.com .

Michael Horsling, AICP
Planner, Lee County Transit



2 1.EE COUNTY

SOUTHWEST FLORIDA

BOARD OF COUNTY COMMISSIONERS

Bob Janes
District One

Brian Bigelow
District Two

Ray Judah
District Three

Tammy Hall
Distnct Four

Frank Mann '
District Five

Donald D. Stilwelt
County Manager

David ivi. Owen .
County Atlorney
Diana M. Parker

County Hearing
Examiner

“Fort Myers, FL 3

March 6, 2008

Myr. Michael Roeder

. Knott, Consoer, Ebelima

Hart & Swett, P.A.
PO Box 2449
3902-2449

SUBJECT: Comprehensive Plan Amendment for 3150 SW Pine Island Road

Dear Mr. Roeder:

The Lee County Solid Waste Division 1s capable of providing solid waste collection service
for the 13 acre property Jocated at the south east comer of Pine 1sland Road and Veterans
Parkway through our franchised hauling contractors. Disposal of the solid waste from this
development will be accomplished at the Lee County Resource Recovery Facility and the
Lee-Hendry Regional Landfill. Plans have been made, allowing for growth, to maintain long-
term disposal capacity at these facilities.

The Solid Waste Ordinance (05-13, Section 21) and the Lee County Land Development
Code, Chapter 10, Section 10-261 have requirements for providing on-site space for
placement and servicing of certain mulu-family and commercial solid waste containers.
Please review these requirements when planning the project. Additionally, please review the
Solid Waste Ordinance (05-13, Section 2) which defines those residential dwelling units that
are eligible to receive curbside residential collection service. If you have any questions,
please call me at (239) 338-3302.

Sincerely 7

e o

William T. Newman
Operations Manager
Solid Waste Division

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111
Internat address hitn://iwww lee-countv.com




ViR State of Florida
Office of the Sheriff County of Lee

November 14, 2007

Michael Roeder
Johnson W.-Canthen
4353 Michigan Link

Ft Myers, F133916
Reference to Project: Cauthen

Devar M'r. Roeder

The Lee Plan amendment identified as Cauthen, Jocated at 3150 SW Pine-Island Rd. would not affect
the ability of the Lee County Sheriffs Office to provide core services at this time. V

When you make application for a Development Order for this property, please provide the Lee
County Sheriff's Office with a set of plans and uses f{or each building in this project. A Crime
Prevention Through Environmental Design (CPTED) study will be done at that time with
recommendations to you and the county staff.

Please contact Kevin Farrell, Coordinator of the Crime Prevention Unit at 477-2821 when you have
made application with the county.

Mike Scott
Sheriff

C tain James %d MBA -

/lzée County Sheriff’s Office
Administration Bureau
14750 Six Mile Cypress Pkwy
Fort Myers, F1 33912
239-497-1424 (Office)

Li. 14750 Six Wile Cypress Parkway . tosrt iiyers, Florida 33912-4406 i3 (Z39) 477-1000




Jul 0B 08 03:55p Office (23931283-7792

> (Greater
g&-& Dine lsland
&7 Waler Association, Inc.

July 6, 2005

[ ee County Division of Concurrency Management

P. (0. Box 388 '

i wivers. FL 33802

Re: 3150 SW Pine jsland Road, 20-44-23-00-00602.0000
Corner Veteran's Parkway (east side) & Pine sland Road

To Whom it May Concerm

Please be advised thal 3150 SW Pine Island Road LLC, has requested potable water
sernvice Tor a proposed bcmmerciajfresidenﬁal area as referenced above. Water mains
are avaiiable adjacent 10 this project site of wili be extended or upgraded by the

developer under ihe terms of the Association’s Rules and Regulations and Developer
Spedcfications.

The Greater Pine Island Water Assodiation, Inc. has the capacity to provide an average
dajly flow of 110,083 gailons per day of poteble water rom its water treatment plaint 1©
this site. Undes nonmal operating condions, static
the development's waier system IS connecied to

estimated to be at 60 PSSl

water pressure & he poirgt where
the Associalion's existing main 15

This jetler should not bo construad as a commitment to serve, but only as to the
availability of service.

Sincerely,
Wiblicn §. Fhacten

William 4. Thacher
(eneral Manage:




City of Cape Coral

January 8, 2007

Mr. Michael E. Roeder, AICP v
Director of Zoning & Land Use Planning
Knott, Consoer, Ebelini,

Hart & Swett, P.A.

Attorneys At Law

P.O. Box 2449

1625 Hendry Street

Fort Myers, FL 33902-2449

Re: Letter dated December 15, 2006

Comprehensive Plan Ameljdm'ent for 3150 SW P ne Island Road

Dear Mr. Roeder:

Based on your request for the valuatlonf- ensive plan (extremely
preliminary) of 3150 Southwest:Pine island:Road _we feel we can support this
amendment. This is considered a very preiiminary acceptance based on the
iimited information provided by your firm.

If you have any further questions, please feel free to contact us at (239) 242-3393.

Jeff Mikél
Division Chief

JNM/nis: (3150 SW Pine Island Road)

Department of Fire, Rescue & Emergency Services
- DIVISION OF FIRE PREVENTION
P.O. Box 150027 - Cape Coral, Florida 339150027

{239) 242-3264 - Fax (239) 242-3398 - cchire@capecoral.net

Co-County Seat - Lee County, Florida
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SBrevern K. Teusem, J.[.
Craarian » DharaicT A
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September 29, 2006 Cimrmer 2

JdJane E. Kucker, Pw.D.

OsTricy 3

darmes VW, BrovwoeR, En. D
SuremNTENDOERNT

Mr. Michael Roeder e B Masmin
Knott, Consoer, Ebelini, Hart & Swett, P.A.

1625 Hendry Street, Third Floor

Fort Myers, F1 33902

Re: Comprehensive Plan Amendment for 3150 SW Pine Island Road
Dear Mr. Roeder:

Thank you for the opportunity to review the proposed Comprehensive Plan Amendment for 3150
SW Pine Island Road for comments with regard to educational impacts. This proposed
development is in the West Choice Zone of the District on South Tamiami Trail in the South Fort
Myers Planning Area. This letter is in response to your request dated September 25, 2006.

The proposed maximum total of 200 dwelling units which was specified in the letter, did not
state whether these are single family or mulit-family units. At this time I will use the generation
rate {or single’ family units because it is the higher of the two rates. The Lee County School
District is estimating that the proposal could generate up to 63 additional school-aged ‘children.
This uses the single family generation rate of 0.316 students per dwelling unit (if you need the
multi-family generation rate it is 0.125).

The Lee County Board of County Commissioners adopied a School Impact Fee Ordinance on
November 27, 2001, which was revised in November, 2005. This letter uses the revised
generation rate.

Thank you for your attention to this issue. If I may be of further assistance, please give me a call
at (239) 335-1415.

Sincerely, )

Ellen Lindblad, Long Range Planner
Planning, Growth, & School Capacity Department

ONISTRICT VISIORN
T o s a4 WORLD-CLASS SCHOOL SYSTEM




Internal Consistency with the Lee Plan
EXHIBITS E.1-E.4

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

The intention for the development of this property would be an intense mixed-use
development that combined retail, office and dwelling units in multi-story buildings.
It is not clear at this time if the property would qualify for the proposed mixed-use
development overlay that would provide a-more generous formula for calculating
density. For ihe purposes of this analysis, we are using a potential land use scenario
of 200,000 square feet of office, of which 20,000 would be medical office, 80,000
square feet of retail, 20,000 square feet of restaurant and 181 residential units,
which would be 14 units per acre over the entire site. Although this mix of uses is
Jairly intense, even for the Intensive Development category, this site would seem to
be the ideal location for such a mixed-use intense development, and the Comp Plan
Amendment Analyst needs to consider the maximum development potential. The
property would appear to be located in the Pine Island portion of the Planning
Community Map and Table 1(b), and that only has an allocation of 5 acres in the
Intensive Development land use category. Table 1(b) would have to be amended 1o
add additional acreage to the Intensive Development land use category if this
amendmen! were approved, possibly as much as an additional 13 acres. The
addition of approximately 200 dwelling units io the Future Land Use Map would not
materially affect any of the County’s Planning considerations, since it would only
add approximately 450 people under the current persons per household formula. In
addition, the County Commission’s recent decision 10 not allow for the calculation
of abutting road right-of-way in density calculations has probably lowered the
potential residential capacity of the Lee Plan County-wide.

2. List all goals and objectives of the Lee Plan that are affected by the proposed amendment. This
analysis should include an evaluation of all relevant policies under each goal and objective.

Goal 1: Future Land Use Map. To maintain and enforce a Future Land Use Map showing
the proposed distribution, location, and extent of future land uses by type, density, and
intensity in order to protect natural and man-made resources, provide essential services in
a cost-effective manner, and discourage urban sprawl.

This parcel is located at the corner of two major arterial roads in a fast-developing
part of the County. Although it is surrounded by the City of Cape Coral, the City is

unable to provide utilities in a timely fashion and it is more logical for it to develop
under its unincorporated enclave status. It is a classic infill parcel, and the County

should encourage the parcel to be developed with an intense mixed-use concept.




Objective 1.1: Future Urban Areas. Designate on the Future Land Use Map (Map 1)
categories of varying intensities to provide for a full range of urban activities. These
designations are based upon soil conditions, historic and developing growth patterns, and
existing or future availability of public facilities and services.

This parcel is appropriate for a more intense designation based on its location and
potential availability of services.

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

As indicated, Table 1(b) would need io be amended if this map amendment is
approved 1o provide for more acreage in the Intensive Development land use
category.

Policy 1.1.2: The Intensive Development areas are located along major arterial roads m Fort
Myers, North Fort Myers, and Cape Coral. By virtue of their location, the county’s current
development patierns, 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, and limited light industrial, and office uses are appropriate
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halfomillion people, 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 dwelling units per acre to fourteen
dwelling units per acre. Maximum density is twenty-two dwelling units per acre.
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This site is ideally suited for an intense mixed-use development and this land use
category is the most appropriate calegory for the property. Water can be provided
by the greater Pine Island Water Authority and utilities and sewer service can be
provided by an extension of the County owned central sewer serving Matlacha. The
applicant will be required to arrange for an appropriate affluent disposal site forthe
additional sewage ireatment.

Objective 1.4: Non-Urban Area. Designate on the Future Land Use Map categories for
those areas not anticipated for urban development at this time.

Policy 1.4.1: The Rural areas are to remain predominantly rural-that is, low density
residential, agricultural uses, and minimal non-residential land uses that are needed to serve
the Tural community. These areas are not to be programmed to receive urban-type capital
improvements, and they can anticipate a continues level of public services below that of the
nrhan areas  Maximnum density in the Rural area is one dwelling unit per acre.




Clearly this land is not appropriate for the Rural designation, either by virtue of its
location or the lack of public services. It is in the middle of one of the fastest
growing areas of Lee County and deserves a land use designation that will allow for
its most logical development potential. '

Policy 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16

ar.d Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and

Jocation of generalized land uses for the year 2020. Acreage totals are provided for land in

each Planning Community in unincorporated Lee County. No final development orders or

extensions to final development orders will be issued or approved by Lee County which

would allow the acreage totals for residential, commercial or industrial uses contained in.
Table 1(b) to be exceeded. - ' S

As indicated above, Table 1(b) would need to be amended to reflect this additional
allocation of Intensive Development acres in the Pine Island Planning Community.

Goal 2: Growth Management. To provide for an economically feasible plan which
coordinates the location and timing of new development with the provision of infrastructure
by government agencies, private utilities, and other sources.

This type of mixed-use development in this location will be important to provide
‘shopping and employment opportunities for Cape Coral and surrounding areas and
thus reduce the need for long distance automobile travel and other negative impacts
of a sprawling development patiern. The County recently completed the extension
of Veteran's Parkway at greal expense, and 1t would not make sense to not develop

the land that is now serviced by this road.

Objective 2.2: Development Timing. Direct new growth to those portions of the Future
Urban Areas where adequate public facilities exist or are assured and where compact and
contiguous development patterns can be created.

This is a very important infill parcel that should not be bypassed, since the
alternative will be a sprawling development paltern.

Objective 2.3: Public Provision of Infrastructure. The Capital Improvements Program
will give the highest priority to the planning, programming, and construction of urban
services and facilities in the existing developed areas where facilities are inadequate. Next
priority will be given to service expansions in existing developed areas, followed by further
expansion into other portions of the Future Urban Areas.

Providing for adequate infrastructure 1o this site should be an important part of the
County'’s land use plan, and the cost of any utilily extensions would be borne by the
landowner. If this amendment is approved, the County should also amend Map 7 to
include this property in its sewage franchise area.




Objective 2.4: Future Land Use Map Amendments. Regularly examine the Future Land
Use Map in light of new information and changed conditiors, and make necessary
modifications.

Policy 2.4.1: The county will accept applications from private landowners or non-profit
community organizations to modify the boundaries as shown on the Future Land Use Map.
Procedures, fees, and timetables for this procedure will be adopted by administrative code.

Goal 5: Residential Land Uses. To provide sufficient land in appropriate locations on the
Future Land Use Map to accommodate the projected population of Lee County mn the year
2020 in attractive and safe neighborhoods with a variety of price ranges and housing types.

The type of mixed-use development contemplated by this Plan Amendment would be

an important addition 1o the inventory of housing or for County residents.

Policy 5.1.2: Prohibit residential development where physical constraints or hazards exist,
or require the density and design to be adjusted accordingly. Such constraints or hazards
include but are not limited to flood, storm, or hurricane hazards; unstable soil or geologic
conditions; environmenta] limitations; aircrafl noise; or other characteristics that may
endanger the residential community. ’

There are no physical constraints or hazards which would limit the development of
this site. The soils map indicates soils, but due to past clearing of the sile and
impounded water, much of the site is now supporting wetland vegetation. The
development of the site will need 10 be approved by all the relevant environmental
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Policy 5.1.5: Protect existing and future residential areas from any encroachment of uses that
are potentially destructive to the character and integrity of the residential environment.

This property is on the northwestern boundary of the Sandoval Community in Cape
Coral. The design of the development will have to ensure that appropriate buffers
and protections are afforded 1o that residential area. On the east thereis an exisling
service station and the property is bounded on the north and the west by major

arterial highways.

Goal 6: Commercia} Land Uses. To permit orderly and well-planned commercial
development at appropriate locations within the county.

This site is very critical to providing for necessary shopping and employment
opportunities to this part of the County.

Policy 6.1.2: All commercial development must be consistent with the location criteria in
this policy, except where specifically excepted by this policy or by Policy 6.1.7, or in Lehigh
Acres by Policies 1.8.1 through 1.8.3.




This site is eligible under subparagraph 3 for Community Commercial activity since
it is located at the intersection of two arterial streets. The site area for this type of
Community Commercial is from 10-35 acres and from 100,000 1o 400,000 square
feet of commercial activity.

Goal 11: Water, Sewer, Traffic, and Environmental Review Standards. To insure that
appropriate water, sewer, traffic, and environmental review standards are considered in
reviewing rezoning applications and are met prior to issuance of a county development order.

Development on this site could not be approved unless central water service is
provided by the greater Pine Island Water Authority and sewer service by Lee
County Utilities. .

This unincorporated enclave is surrounded by the City of Cape Coral which is
designated as Pine Island Road District on ils Future Land Use Map. This
designation would encourage intense commercial and high-density residential
development.

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan

amendment.

FL Statute 187.201

(15) LAND USE. -
(1) Goal. — In recognition of the importance of preserving the natural
resources and enhancing the quality of life of the state, development shall be
directed 1o those areas which have in place, or have agreements to provide,
the land and water resources, fiscal abilities, and service capacily (o
accommodate growth in an environmentally acceptable manner.
(b) Policies.—
1 Promote state programs, investments, and development and
redevelopment activities which encourage efficient development and
encourage efficient development and occur in areas which will have the
capacity to service new population and commerce.
3. Enhance the livability and character of urban areas through the
encouragement of an atiractive and functional mix of living, working,

» shopping, and recreational activities.

(17) PUBLIC FACILITIES.—
(a) Goal. — Florida shall protect the substantial investments in public
facilities that already exist and shall plan for and finance new facilities to
serve residents in a timely, orderly, and efficient manner.




(b) Policies. —
1. Provide incentives for developing land in a way that maximizes the
uses of existing public facilities.

REGIONAL POLICY PLAN:

Affordable Housing:

Goal 1. Supply a variety of housing types in various price ranges 1o ensure that all
residents have access 1o decent and affordable housing.

Strategy: : : . '

Increase the supply of a ordable housing through public andprivazeeﬁ’orzs.
Actions:

4. Work with local governments to promote structures and developments that
combine commercial and vesidential uses as a means of providing housing that is

affordable and near employment opportunities.

Goal 2. Southwest Florida will develop (or redevelop) communities that are liveable
and offer residents a wide range of housing and employment opportunities.
Strategy: Develop liveable, integrated communities that offer residents a high quality
of life.

Actions:

1. Encourage programs that promote infill development in urban areas 10 maximize
the efficient use of existing infrastructure.

2. Work with local governments to build structures and developments that combine
commercial and residential uses as a means of providing housing that is affordable
and near employment opportunities.

5. Promote the mix of affordable and non-affordable housing for integrated
communities.

Economic Development:

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with
suitable services provided.

Actions:

3. Include in planning efforts the recognition of lands with natural capacity,
accessibility, previous preparaiion for urban purposes, and adequate public
facilities.

Emergency Preparedness:

Goal 6. New private and public developments are built further from flood-prone
areas than in the past and structures and roadways are protected from rain-induced
flooding.

Strategy: New developments and redevelopment of existing areas should provide for
increased land elevations for public infrastructure and community infrastructure,
including potential sheltering or refuge sites.




Natural Resources:

Goal 4. Liveable communities designed to improve quality of life and provide for the
sustainability of our natural resources.

Regional Transportation:

Goal 2. Liveable communities designed (o affect behavior, improve quality of life
and responsive to community needs.

Actions:

4. Review comprehensive plans and land development regulations for incentives 10
develop and redevelop using mixed uses, -higher densities, shared parking; and
improve vehicular, mass transit, pedestrian and bicycle access and travel, as well as
provide a variety of affordable residential densities and types.




Urban Sprawl
EXHIBIT F.2

The subject property is located at one of the most significant intersection in all of Lee County. Pine
Island Road is the main east-west corridor in Pine Island and stretches from Pine Island to I-75,
while Burnt Store Road extends from south Punta Gorda all the way down to the Mid-Point Bridge
via Veterans Pkwy. and from thence to I-75 via Colomial Blvd. To maintain this property as Rural
would actually promote urban sprawl in that it needs to be developed at a fairly intense level. The
requested amendment will allow for a true Mixed Use development at a level of intensity that is
appropriate at this Jocation.

In regard to annexation, the City-Utility Plan is not able to provide water or sewer to this site unti
the year 2018 at the earliest, and the provision of utilities would be the only reason that the property
owner would want to be annexed into the City. The property owner has more development
opportunites within the Unincorporated County given ihe utility situation. '




Non-Urban Area to a Future Urban Area
EXHIBITF.2

Tn this particular case, the designation of the land as Rural is an historical anomaly and is really not
supported by any sound planning principles. It was origimally expected that this Jand would be
annexed into the City of Cape Coral on the theory that they would be better able to provide needed
public services and utilities. However, due to the extraordinary demands on their utility system, they
will not be able to provide utilities to this site for at least another ten years, and, therefore, the need
t0 g0 forward with this amendment under the County’s jurisdiction. The property is Jocated at the
intersection of two major arterial roads and is in the heart of some of the most rapidly developing
portions of northwestern Cape Coral. ‘It is clearly an urban area which has become even more so
with the recent completion of Veteran’s Parkway connecting to Burnt Store Road. There 1s no
planning or other justification for retaining this Rural designation on this important parcel located
at ’

a rrtical intercseciion
a crfical mniersecien.
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FLORIDA DEPARTMENT of STATE

CHARLIE CRIST ’ KURT 8.
Goverpor ' BROWNING
Secreta:y of State

November 1, 2007

Alison Stowe v

Knort; Consoer, Ebelini, Hart, & Swett
1625 Hendry St

Fort Myers , F133902

FAX#: 239-334:1446

Dear Ms. Stowe:

In response to your inquiry of November |, 2007, the Florida Master Site File lists no previously recorded
cultural resources in the following parcels:

T448§, R23E, Section 20

In interpreting the results of our search, please remember the following points:

* Areas which have not been completely surveyed, such as yours, may contain
unrecorded archaeological sites, unrecorded historieally important structnreg, or both.

= ASyou may know, state and federal lawsg require formal environmentaj review for some
projects, Record searches by the staff of the Florida Master Site File do not coustitute
such a review of cultural resources. If your project falls under these laws, you should
contact the Compliance Review Section of the Burean of Historic Preservation at 850-

245-6333 or at this address.
Sincerely,

R LTY T

Michelle Caldwell Cremer, 850-245-6440
Data Analyst, Florida Master Site File

Division of Historical Resources State SunCom: 205-6440

R. A. Gray Building Fax line: 850-245-6439

500 South Bronough Street Email: fmsfile@ dos.state fl s
Tallahassee, Florida 32399-0250 Web: hnp.//www.dos state f]. vus/dhr/msy/

5008 Rroponoh Stezoy | Tailsbinssee, FL 323990250 - })t‘tp://www.ﬂhcritage.com

O Director’'s Office 3 Archacological Research 00 Historic Presexrvation O Historical Museums
(850) 245-6300 ~ FAX: 245-6435 (850) 245-6444 - FAX: 2456436 (850) 245-6333 - FAX: 245-6437 [R5 A4S £ANA « T AN A 2 o e




Justification For Request
EXHIBIT G

With the completion of Veteran’s Parkway approximately three years ago, this intersection became
one of the primary nodes in the Cape Coral / North Fort Myers vicinity. PineIsland Road is the main
east / west arterial serving northem Cape‘Coral and Pine Island and Veteran’s Parkway / Bumt Store
Road is a major connection from Charlotte County across the Mid-Point Bridge into the heart of Fort
Myers and then on to Lehigh Acres. The northeast quadrant of this intersection was recently
developed as a major Publix shopping center, and the other three quadrants are logical candidates
for intense urban and preferably mixed-use development. The current Rural land use designation
for this property is totally inappropriate, and one category that would allow it to-be developed to its
full potential is the Commercial category which encourages intense mixed-use projects. There are
no environmental or other constraints on this site, and it has approved access points lo Veteran's
Parkway at the current time. All relevant planning consideration would support a very intense
mixed-use development at this location. ' '




Protected Species Survey

Prepared For:

Island Rd., LLC.
4353 Michigan Link
Fort Myers, FL 33916

Site Location:

13.5 Acre Parcel -
3150 S.W. Pine Island Road
Section 20, Twp. 44 S., Rng. 23 E.
Lee County, Florida

Prepared By:

Mr. Jeffrey Adair
Environmental Restoration Consultants, Inc.
24571 Redfish Street

Bonita Springs, FL 34134
Phone: (239) 287-2706

April 26, 2007

)/ ,ﬂ ; - Environmental Restoration Consultants, Inc.
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Environmental Restoration Consultants, Inc.

I
.

April 26, 2007

Mr. John Cauthen

Island Rd., LLC. Fax: 334-2952
4353 Michigan Link ‘

Ft. Myers, FL 33916

" Re: P.rouacted'Speéies Survey , -
13.5-Acre Parcel; 3150 S.W. Pine Island Rd., Cape Coral
Strap No. 20-44-23-00-00002.0000, Lee County, Florida

. Dear Mr.‘Cauth'en: ',

On your behalf, Environmental Restoration Consultants, Inc. (ERC) performed a site inspection of the
above referenced property on April 19, 2007. The purpose of the field investigation and this report is to
address the environmental items listed in the Lee County “Application for a Comprehensive Plan
Amendment”. As such, this report is a compilation of information from field observations and existing
sources. The report includes a characterization of existing plant communities (FLUCCS categories) and
potentially associated protected species, available soil information, topographic quadrangle information,
approximate location of state jurisdictional wetlands, and other relevant information.

Site Location

The 13.50-acre project aréa is located in the southeast quadrant of the intersection of Veterans Parkway
and S.W. Pine Island Road, Section 20, Twp. 44 S., Rag. 23 E., un-incorporated Lee County, Florida (ref.
Site Location Map). Adjacent land uses include roadways along the entire west and north perimeter,
commercial along the northeast, single-family immediately to the south, and vacant forested lands
(degraded pine flatwood) to the southeast. The parcel is completely fenced, with gated access at the north
from S.W. Pine Island Rd. The parcel is completely cleared and appears to have been recently graded for
agriculture use. As such, access and visual inspection were easy and unimpeded.

Vegetation

In accordance with the Florida Land Use, Cover and Forms Classification System (FLUCCS; FDOT,
1999), we have characterized the parcel as two (2) community types and land use categories. The location,
extent, and acreage of each category is determined by field observation and visual interpretation of acrial
photography (Lee County, 2005), and is depicted on the attached FLUCCS Map. A general description and
representative vegetation for the site is provided in the table below.

24571 Redfish Street, Bonita Springs, Florida 34134
- Office: (239) 992-0086 e-mail: ERCinc@comcast.net




Vegetation Communities

FLUCCS Community
(Code)

Percent

Coverage

Location/Comments

Herbaceous - Dry Prairie
(310); 13.35 acres; Photos
1-4

98.9%

Site has recently been graded for agricultural use and apparently
seeded with browntop millet (Urochloa ramose) to stabilize sediment.
Although the millet and other herbaceous species have begun to
establish as ground cover, much of the substrate remains barren and
mixed with vegetative debris from saw palmetto (Serenoa repens)
trunks and roots. The dominant ground cover is millet. Other common
species include ragweed (Ambrosia artemisiifolia), flat sedge (Cyperus
-odoratus), redroot (Lanchnanthes caroliana) and other grasses. Noted
species include Spanish needles (Bidens sp.), Caesar weed (Urena
lobata), tasselflower (Emilia fosbergii), penny wort (Hydrocotyle sp),
spurge (Chamaesyce sp.), and sesbania (Sesbania sp.). Ragweed was
most abundant at the north end of the site; flat sedge more abundant at
the northeast comer of the parcel; redroot more abundant along the
_west side of the property. ' A

North - south oriented drainage swales are approximately 14” — 24 in
depth and appear to be intended to convey water to the south to a east
— west oriented swale. No standing water was observed on-site,
including the swales. Several limerock boulders were noted.

Mixed Hardwoods —
Exotics (438(E)); 0.15
acre

1.1%

Canopy and midstory dominated by earleaf acacia (4cacia
auriculiformis) and Java plum (Syzygium cumini). Ground cover
dominated by Caesar weed. Other common species included dogfennel
(Eupatorium capillifolium), broomgrass, melaleuca (Melaleuca
quinquenervia) seedlings, and muscadine grape (Vitis rotundifolia).
Debris piles noted.

Due to historic clearing, grading, and the more recent site preparation for agricultural use, the property
does not encompass any “unique” upland or wetland communities, nor are any heritage trees or cabbage
palm having a minimum 8 of clear trunk (c.t.) present.

Soil Types

Review of the Soil Survey of Lee County, Florida (USDA-SCS, 1984; ref. Soil Map) indicates the
majority of the project area is underlain by Boca fine sand (13), with only the southwest portion underlain
by Wabasso sand (35). Both soil types are designated as “pon-hydric” by the Natural Resource
Conservation Service (NRCS; a.k.a. SCS).

Relevant environmental and hydrologic exerts for cach soil type selected from the Soil Survey are

provided below:

Boca fine sand (13)

e “This is a nearly level, poorly drained soil on flatwoods.”




e  “In most years, under natural condition, the water table is within 10 inches of the surface for 2 to
4 months. It recedes below the limestone for about 6 months.

e Natural vegetation consists of sawpalmetto, pineland threeawn, South Florida slash pine, and
waxmyrtle.”

Wabasso sand (35)
o “This is a nearly level, poorly drained soil on flatwoods.”

e  “In most years, under natural condition, the water table is less than 10 inches below the surface
* for 2 to 4 months. Tt is 10 to 40 inches below the surface for more than 6 months. It recedes to a
_ depth of more than 40 inches during extended dry periods”.

e Natural vegetation consists of sawpalmetto, South Florida slash pine, pineland threeawn, cabbage
palm, and bluestem.” 4 B : :

Topography and Flood Zoning

General topography information is provided on the U.S.G.S. Quadrangle Map exhibit. Review of
elevation contours on the map appear to indicate the parcel is at approximately 4 ft. - 5 f1. NGVD. To
date, ERC is unaware of any topographical survey for this parcel.

Review of the FIRM Map indicates.the project is located in Zone A8, which is determined by FEMA to
be within the 100-year flood-plain (ref. FIRM Map exhibit attached; also ref. FEMA web site).

Historical Resources

A review for “archeological sensitivity” was requested from Lee County on September 21, 2006.
Discussion with Ms. Gloria Sago, Historic and Archacological Resources, on September 27, 2006
indicated that “there are no known historic or archaeological resources associated with this parcel”.
Written confirmation should be forthcoming in the near future.

Wetland Assessment

The preliminary assessment is based on state wetland jurisdiction determination guidelines, Chapter 62-
340, F.A.C. The investigation involved spot ground truthing and evaluation of vegetation, available soil
information, and hydrology relative to site conditions and regulations. Historical and/or recent site
conditions and activities, such as disturbance, may effect the final determination. Depending on the
particular type of project proposed in Lee County (i.c. residential, multi-family, etc.), the state may be
represented by either the South Florida Water Management District (SFWMD) or the Florida Department
of Environmental Protection (DEP). The precise location of any jurisdictional wetlands and/or surface
waters can not be determined until the limits are field verified by the state.

Review of the Soil Survey of Lee County, Florida (USDA - SCS, 1984) indicates the parcel is underlain
by Boca fine sand (13) and Wabasso sand (35), both of which has been determined by the USDA to be
non-hydric soil types (ref. Soil Map). Under natural conditions both soil types support pine flatwood with
saw palmetto, a community type considered upland. In addition, given the current site conditions and
apparent agricultural use, wetland regulatory agencies would not likely consider the site to encompass any
wetlands and/or other surface waters. However, please note that man-made ditches and swales may be




considered surface waters by the state should hydric conditions prevail dunng the wet season. Such
features do not generally require wetland mitigation when excavated from upland soil types.

Wildlife

The field investigation was performed to identify potential critical habitat and/or note any direct
observations or signs of protected wildlife species as required by the Lee County Comprehensive Plan
Amendment application, and designated by the Lee County Land Development Code (LDC), Appendix H
~ — Protected Species List. Designation of a particular habitat type on-site relative to the associated species
listed in the LDC indicates the potential for such species to reside and/or forage on-site and is usedasa
review “tool” by Lee County environmental staff, but by no means indicates that such species utilize the
site. The table below lists habitat types existing on-site and potential species affiliated with the respective
community. In addition, species not associated with a generalized FLUCCS category, but frequently
affiliated with particular site conditions (i.e. gopher tortoises with berms), are also listed based on existing
landscape features observed during the inspection. Based on the information provided herein, or otherwise
known or deemed necessary, the County may require species specific surveys during review of any
-proposed project. : :

Potential Protected Species

FLUCCS Fauna/Flora Status Observe Comments
Lee| FWC| FWS| Yes| No

Herbaceous| burrowing owl L | SSC| - x | Potential low; parcel generally
- Dry 1 devoid of ground cover

Prairie gopher tortoise L | SSC| - x | Potential low; little to no forage
(310) ’ cover

Florida sandhill crane L T - x | Potential low; no associated
: wetland community

Mixed FLUCCS category 438 (E) is not
Hardwoods recognized as critical habitat for
— Exotics protected species because it is

(438(E)) dominated by exotic hardwoods,

and other weedy species.

L = Listed in the Lee County, Protected Species List (Appendix H)
E = Endangered (as designated by the FFWCC and/or USFWS)

T = Threatened (as designated by the FFWCC and/or USFW3)
SSC = Species of Special Concern (as designated by the FFWCC)

In compliance with the Lee County Land Development Code and the Lee Listed Survey Method, the dry
prairie community was traversed by pedestrian means along north-south and east-west line transects at 50°
intervals to inspect for burrowing owls and gopher tortoise (ref. Transect Location exhibit). Particular
attention was given to the property perimeter relative to gopher tortoise. Given that vegetation coverage
was generally sparse and low, visibility was excellent and 100% of the parcel was surveyed. Direct
observation or signs of protected species were not revealed during our site visit.




A nesting killdeer (Charadrius vociferus) pair were observed toward the southeast corner of the site, and
several morning dove (Zenaida macroura) were flushed and/or noted in-flight. Given the site’s location,
and disturbed and degraded nature, wildlife use is likely limited to small transient species.

Review of the FFWCC web site pertaining to bald eagle (Haligeetus leucocephalus) nest locations appears
to indicate that the project area is outside of USFWS’s primary and secondary management zones (330
and 660°radii, respectively). Although known active eagle nest(s) are in the vicinity of the project, we are
not aware of any nests within Federal management zones for this site.

Should you have any questions regarding the site inspections or this report, please do not hesitate to
contact me at 287-2706.

Sincerely,

Jeffrey A. Adair.
Piésident .
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KEY TO MAP-
500-Year Flood Boundary
100-Year Fload Doundary

Zono Dcslunqﬂnns"

100-Year Fload Boundary

500-Year Flood Boundary

Base Fioad Elevatlon Line
With Elevation In Feet*> .
Basc Flood Elevatlon In Feet {EL. 987}
Where Uniform Within Zons®*

ZONE A7
(EL 8)

Elevation Referance Mark RM7 ¢
= .
ZONE A7 Zone D Boundary - ——— el
{EL 8} : '
River Mile oM1.5

*+Referenced to the National Geadetle Vertleal Datum of 1329

*EXPLANATION OF ZONE DESIGNATIONS

ZONE EXPLANATION
A Arcas of 100-year flood; base flood elevations and
flood hazard factors not determined,
A0 Arsas of 100-year shallew floeding where depths

are between one (1) and three {3) feet; avorags dopths
af Inundatlon are shown, but no fInoJ harard Factars
are deformined,

AH Areas of 100-year shallow flooding where dapths
are botween ono (1) and thres {3) feet; base flood
olavatlons are shown, but no flood hazard factors
aro determined. -

A1-A30 Arcas of 100-ycar flood; bass flood slevatlons and
flood hazard factars determined.

ABZ Arsas af 10-year flood te be protecied by flood
protectlon system under censtruction; base flood
alovatlons and flood hazard facters not detormined.

B Arcas botweon Hmits of the 100-year ficod and 500-
year flood; or certaln areas subject to 100-year food-
Ing with avorage depths less than one (1) foot or where
the contributing drainage aroa Is fess than one square
milo; or araas protusted by lovoes from tho baso flood.
(Madlum shading)

c Aroas of minlmal floodIng. (No shading)
Arcas of undetermined, but possible, flood hazards.

Aroas of 100-year coastal fioad with veloclty {wave
action); base flood elevations and flood hazard faclors
not determined.

Vi-V30  Armas of 100-year coastal fload with veloclty {wave
actlon); base fiood clevations and flood hazard factors
dotorminad.

<9

NOTES TO USER

This is an ofiiclal copy of a portion of the abave referenced flood map. it

was extracted using F-MIT On-Line. This map does not reflect changes

or amendments which may have been made subsequent to the date on the

A title block, For the latest product Information about Natlonal Flood Insurance
Program fload maps check the FEMA Flood Map Store at www.mse.fema.gov.
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PHOTO #1: View depicts the northeast portion of the site. Predominant vegetation includes browntop millet, ragweed, and fiat

sedge. .
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PHOTO #2: Central portion of the parcel is relatively barren, although seeded millet and other herbaceous are becoming
established. Debris from saw palmetto trunks and roots are scattered throughout the site.
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PHOTO #4: View characterlzes the recent prepartatlon and gradmg for agncultura! use. North - south oriented swales
have been excavated to appaerently drain the property to the south. Ground cover is sparse at the southwest portion
of the site, but includes browntop millet, redroot, and other grasses.
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& KEY TO MAP
500-Year Flood Boundary |
100-Year Fload Boundary:
Zone Designations®

109-Year Flood Boundary —————

500-Year Flosd Boundary-— ———

EBasz Floo¢ Elevation Line 513
With Elevation In Feet®
ZONE A7 Base Flood Elevtion in Feer (EL 887)
Where Uniform Within Zeno**
Elevarion Reference Mark RM7x
Zone D Boundary———————— —— —_—
River Ml W15
*4Refererced 1o the Natlonal Gesdetle Verticai Datum of 1823
“EXPLANATION OF ZONE DESIGNATIONS

ZONE EXPLANATION
A Areas of 100-year flood; base flood elevations and
¢lood hazard factor nof determinzd.
Ao Areas of 100.year shaliow flooding where depths

2re berween one {1) and threz (3) feet; average depths I
af (nundation 2re thown, but no fland hazard factors ~
are determined.
AH Areas of 100-year shailow ficoding wherc depths |
are between one (1) and throe (3) feet; base fiood ‘
levations arc shown, but no ficod hazard factors
are determine
AT-A30 Arcas of T00year fiood; bass flood sievztions and
tiood hazard factors determined,
AS8 Areas of 100year flood to be protecied by flood
protection system under construction; base fiood
elevations 2nd floed harard factors not determined,

B Areas between limiss of the 100-year flood and 500-
year flood; of certain areas subject 1o 100-year flood-

0 T

e | ing with average depths less than one {1) foot or where

% 4 the contributing dralnags area {s less than one sguare

g =Y - mille; or areas protectod by leveex from the base fioot

< }f- £ e {Medium shading)

b ;) ? \é; c Areas of minimal flooding. (Ne shading)

e % R=] ) Arcas of underermined, but possible, flood hazands,

b & ~ v Areas of 00-year coastal flood with velocity (wave

HESE S o action); base flood elevations and flood hazard factors

328" ] & not determined. i
™ VAV30  Arexs of 100-ear comtal flood wish yelocity (wave

»

e

actlon); hase flood vievations and fiood hazard factors
determined.

¥

NOTES TD USER

This is an ofiiclal copy of & portior: of the above referanced flood map. It
vias extracted using F-MIT On-Line. This map does nct reflect changes

or amendments which may have been made subsequent to the date on the
titie block. For the latest product ion about | Flood
Program flood maps check the FEMA Flood Map Store at www.msc.fema.gov|
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EXISTING FLUCCS MAP

310 - HERBACEOUS (DRY PRAIRE) 1:535 Ac.
438 (E) - Mixed Hardwoods (Exotics) 0.15 Ac.

TOTAL SITE = 154.50 Ac.

GRAPHIC SCALE

SOILS MAP
SOILS LEGEND:

13 - Boca fine sand (upland) |
35 - Wabasso sand (upland) “

rosecssssemennss - PROJECT BOUNDARY

| 100 £ %% 1w SOURCE OF INFORMATION: |
i - This map is based on the "Soi! Survey of Lee County, Florida™; prepared
wnmwnranmemnenennne SITE BOUNDARY f 3 Feh =50 ° ft, jointly by the U.S.Department of Agriculture & the Soil Conservation
: Service (issued on December 1984)
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KEY TO MAP
308-Year Flood Boundary ——-——
100-Year Flood Boundary

Zane Designations®

100-Year Flood Boundary —-—————

500-Year Flond Besundary-

Base Flood Elevation Line 513

With Eievation In Fest=>

Base Flood Elevatlon in Feat {EL 987)

Where Uniform Within Zone®*

Etevarion Reference Matk RiM7y

Zone D Roundany — —_—
River Mike W15

>“Referenced to the Nationa! Geodetic Vertical Datum of 1528

*EXPLANATION OF ZONE DESIGNATIONS

ZONE EXPLANATION
A Areas of i00-yer fiood; basz fload elevations and
Tlood hezard facters not determined.
ag Areas of iDDwyesr shallow flooding where depths

are between one (1) and thres {3) feet; average depths
of inundation zre shown, but no flood hazard factars
are determincd.

AH Areas of 1U0year challow ficeding where depths
2re betwesn one {1} and three {3} feet; base flood
elevations are shown, but no flaad hazard factors
are dztermined. .

A1-A30  Arexs of 10D-yeer fioed; base flood elevations and
fiood hizard facters determined,

Asg Arexs of 100veir flood 10 be protecied by food
system {3 ; base flood

elevations =nd fleod hazard factors nat determined.

B Areas between limits of the 100-year flood and S00-
year Tlood; or certaln arcas subject o 100-year flood-

Ing with avsrage dapths less than onc {1) leot or where

the conuibuting drainage area Is less than one square

mile; or areas prolécted by fevees from the base fiood,
(Medium shading)

c Arzas of minimal flooding. (No shading)

D Areas of undeiermined, but posible, flood hazards,

v Argas of T00-yvexr coastal flond with velocity {wavo
action); base fioos clevations and fined harerd factors
not determined.

V1-Vi0  Arcas of 100-year comstal fiood with veiochy {wave
action); base flond elevations and fiood harard factors.
dermined.
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title block. For the latest product irformation about National Flood Insurance

“| Program fiood maps check the FEMA Flood Map Store at www.msc.fema. gov,
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